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1. EXECUTIVE SUMMARY	  
The Foothill Corridor Plan is a vision, policy, and urban design document containing guidance 
as to how and where future growth should occur. The vision for the Foothill Corridor is to 
redevelop an underutilized suburban commercial center into a walk able, mixed use 
commercial core. The Corridor is designed to attract and persuade residents, students, and 
tourists to stay in the area by offering new amenities like public space and neighborhood 
parks. The new amenities give the Corridor enormous potential for economic growth in a 
prime location between Cal Poly and Downtown SLO.  
 
The Smart Growth principles are the motivating factor for the future design of the Corridor 
Plan. The new Smart Growth Manual by Andreas Duany is used as the primary reference for 
the Smart Growth design principles and objectives. The Fruitvale Village and Santana Row 
case studies successfully implemented mixed use buildings and pedestrian friendly streets 
into their design. The most successful design elements of the case studies will be applied to 
the Commercial Core Scenario.  
 
The site analysis will discuss the existing conditions of the site, covering the physical, 
biological and cultural attributes. The constraints to future redevelopment are listed in an 
opportunities and constraints table, where for every issue in the table, there is an opportunity, 
constraint, and potential solution. The solutions are design ideas that will be applied in the 
Smart Growth Design Objectives chapter.  
 
The Foothill Corridor has four major planning goals: The region, the neighborhood, the street, 
and the building. Each goal is broken into an Objective, Principle and Solutions. The 
objectives are intended to be implemented in the future development. The objectives specify 
actions to be implemented in the six development phases of the Foothill Corridor Plan. The 
objectives are consistent with the City of SLO’s General Plan and the other City documents. 
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The objectives will be used to create a vision and strategy for the three alternative concept 
plans. Each plan, though similar, vary slightly in the design elements utilized. The best design 
elements will be chosen for the final design of the circulation plan, commercial core scenario 
and the implementation process.  
 
The focus of the final design will be on the commercial core area. The design is one potential 
scenario for what future development may look like. The site will be broken into six design 
phases, intended for private developers to develop each phase at various times. Each phase in 
the commercial core will be implemented following the Transect Form Based Codes. The 
Commercial Core Scenario includes a site plan with building footprints and tables depicting 
the breakdown for each type of land use. Finally, the Commercial Core Scenario Chapter 
discusses our innovative parking reduction strategy and public spaces program. 
 
The circulation plan covers important issues in the Corridor Plan regarding the street network, 
streetscapes, bicycle network, and transit routes. Improvements to circulation will include 
street additions and abandonments to create a more accessible network. The Commercial 
Core design is implemented through the Transect Form Based Codes. The existing Zoning 
Code will be converted into a Form Based Codes approach to allow for objectives to be 
utilized within the core design. It is designed to streamline the building design guidelines and 
create a predictable outcome for future development. 
 
1.1 Improved Street Network & Streetscapes 
The most important aspect of the final design is the improved street network and 
streetscapes. An improved grid network will create more connections for pedestrians, 
bicyclists, and automobiles to access their daily destinations. Automobiles can use alternate 
routes instead of being forced onto collector roads like Foothill Boulevard and Santa Rosa 
Street. This alleviates traffic congestion near pedestrian areas and encourages the use of 
alternative modes of transportation. The shorter blocks, narrower streets, pedestrian 
thoroughfares, and wide, tree lined sidewalks should encourage residents to walk to their 
destination. The narrower streets should reduce traffic speed and increase safety perceptions 
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for pedestrians and bicyclists. The roundabouts should increase the safety at intersections 
and reduce automobile wait at intersections. The new connections should encourage 
bicyclists to travel on lower traffic streets instead of the high speed corridors.  
1.2 Implemented Shared Parking Program 
A shared parking program is designed for the entire Commercial Core instead of individual 
development phases. This program drastically reduces parking requirements by 53% based 
upon the anticipated use of alternative modes of transportation. The design of the parking 
program includes no surface parking in the commercial core; rather all parking is located in 
parking structures and on-street parallel parking. The parking should also be priced according 
to market rates as to encourage driving only on an as needed basis.  
 
1.3 Coordinate a mix of Land Uses and Buildings 
The Commercial Core implements major land use and zoning changes to include a mix of 
land uses for retail, hotel, public space, and residential. The Commercial Core encourages 
mixed use buildings from two to five stories with retail on the first floor and office and 
residential on the floors above. A hotel and conference center would occupy a building 
between five and six stories and convenience stores will occupy buildings between one and 
two stories.  
1.4 Provide Additional Public Spaces 
The Commercial Core aims to increase the amount of public space through the creation of 
plazas and neighborhood parks. The plan incorporates public spaces within the built 
environment to increase amenities and opportunities for public use including fountains, 
street furniture and public art areas. These spaces act as a node for neighborhood street life to 
create an appealing multi-purpose environment. Plazas and public spaces are included into 
the design for each of the six development phases, and utilize properties inherited from the 
built environment for each. 
 
1.5 Plan for Transit Oriented Development (TOD) 
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The purpose of a Transit Oriented Development (TOD) is to increase residential density 
around a designated transit hub. This reduces the use of automobiles by increasing the 
accessibility of land uses by use of alternative means of transportation including walking, 
bicycling, and public transit. The future redevelopment near the transit stop should increase 
residential density along with building height and intensity of land uses while creating a walk 
able commercial core. The Commercial Core is situated in a prime TOD location in between 
Cal Poly and Downtown SLO. The circulation plan includes a new transit route with increased 
service and shelters. 
 
1.6 Implement Transect Form Based Codes 
The Foothill Corridor Plan will implement a Transect Form Based Codes approach to land uses 
and zoning. The Transect will envision what the architectural façade, building placement, and 
building height will look like. The Transect will act as an implementation tool to create a 
specific and predictable approach to design. As opposed to conventional zoning, form based 
codes simplify the development process and create an outcome that is supported by the 
community. The Transect will create an urban environment that does not waste land and 
energy on failed suburban sprawl policies.  
 
 
 
 
 
 
 
 
 
 
 
 
2. INTRODUCTION 
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Figure 2.1: Special Design Area Map 
 
2.1 Location 
The 86.2 acre (3,754,872 sq. ft) Foothill Corridor is located in the northern district of San Luis 
Obispo. The site covers the parcels located along Foothill Boulevard, from Tassajara Drive to 
California Boulevard. The Foothill Corridor properties are all located within the City’s 
boundaries. The Foothill Area is ideally located in between Cal Poly and Downtown. The three 
major transportation corridors that link Foothill Boulevard with Downtown: Chorro, Santa 
Rosa, and California.  
 
2.2 Purpose & Contents of the Corridor Plan 
The purpose of the Foothill Corridor Plan is to develop a vision and a strategy for how future 
redevelopment will occur in the next 20 to 30 years. The Corridor Plan will take a look at the 
existing conditions of the site with respect to existing regulations and propose a future 
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growth scenario. The Plan will retrofit the Foothill Corridor from a suburban strip center into a 
vibrant mixed use commercial and residential neighborhood. 
 
The Corridor Plan contains seven chapters, including the executive summary, introduction, 
case studies, site analysis, concept plan, design policies, and commercial core scenario.  
 
 
Figure 2.2: San Luis Obispo Location Map 
 
 
2.3 Methodology  
The case studies used in the Corridor Plan focus on mixed use projects that attempt to utilize 
alternative modes of transportation. The case studies illustrate the importance of an 
integrated approach to urban design from the four crucial areas: the regional, the 
neighborhood, the street, and the building. We customized and created our own smart 
growth principle checklist based upon the principles listed in the Smart Growth Manual 
(Duany, 2009). We used our smart growth principle checklist to evaluate the case studies and 
our Foothill Commercial Core design project.  
2.4 General Plan Goals for the Foothill Area 
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The City’s General Plan stipulates new development will have a compact urban form and 
identifies the Foothill Area as an optional use and Special Design Area. According to the 
General Plan, this area should include streetscapes, landscaping, and building facades. The 
Corridor Plan provides details for the how the General Plan policies will be implemented, and 
interconnects the broad policies of the General Plan, and the details of subdivisions, and 
building permits. 
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3. CASE STUDIES 
The case studies will demonstrate that retrofitting a suburban shopping center into an urban 
mixed use neighborhood can be achieved with tangible results. The Fruitvale Village and 
Santana Row case studies successfully implemented mixed use buildings and pedestrian 
friendly streets into their design. The most successful design elements of the case studies will 
be applied to the Commercial Core Scenario.  
 
The Corridor Plan will use the principles from the Smart Growth Manual by Andres Duany to 
analyze the two case studies. We customized our own smart growth principle checklist based 
upon the principles listed in the Smart Growth Manual. The principles taken from the Manual 
reflect the most pertinent qualities envisioned for the design of the Commercial Core 
Scenario. The Manual illustrates the importance of an integrated approach to urban design 
from four crucial areas: the regional, the neighborhood, the street, and the building. Padilla & 
Smith’s Smart Growth Principle Checklist was used created from Duany’s principles and used to 
evaluate the case studies and Commercial Core Scenario.  
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3.1 FRUITVALE VILLAGE: Oakland, CA 
 
Project Type 
Mixed-Use/Transit Oriented Development (TOD)  
 
Figure 3.1: Fruitvale Village Site Map 
	  
Source: Google Maps, February 2010 
Project Location 
E. 12th Street Oakland, CA  
 
Project Status 
Development Completed February 2004 
 
Project Team 
Developer The Fruitvale Development Corp. 
Master Planner McLarend Vasquez & Partners, Inc. 
Architects FDC Architects 
Master Planning and Environment Design McLarend Vasquez & Partners, Inc. 
Residential Construction The Fruitvale Development Corp. 
Construction Management The Fruitvale Development Corp. 
 
Land Use Information 
Site Area 4 Acres 
Retail 39,612 sq feet 
Residential 52,716 sq feet 
Office 114,509 sq feet 
	  
21	  
	  
Figure 3.2: Fruitvale Village Site Plan 
	  
Source: Bay Area Rapid Transit (BART), February 2010 
 
 
3.1.1 Project Description 
Fruitvale Village is a four acre mixed use, mixed income Transit Oriented Development (TOD) 
in Oakland, CA. It serves the function of an urban center for the neighborhood and contains 
vital services like senior housing, child care, and civic land uses. Fruitvale Village was 
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completed in 2004, though planning efforts date to the early 1990’s when the City of Oakland 
proposed initial upgrades to the existing BART station. 
 
Fruitvale Village contains 39,612 square feet of commercial retail space. Above the retail area, 
office space covers roughly 114,509 square feet. Also, Fruitvale contains 47 residential 
apartments incorporating 52,716 square feet, 10 of which are low-income. 
 
3.1.2 Project Location 
Fruitvale Village is located on East 12th Street in Oakland, CA, immediately adjacent to BART 
and HWY 880 (Nimitz Freeway). Local streets that access the site include 33rd Avenue on the 
east edge, 35th Avenue on the west edge and 34th Avenue on the north edge. 
 
3.1.3 Nearby Amenities 
Fruitvale Village residents can walk one block to International Boulevard where there are 
numerous restaurants and shops. The Oakland Sports Stadiums are within a short BART train 
ride where residents can watch baseball, football, and basketball games.  
 
3.1.4 Project Background 
Prior to World War II, the Fruitvale site was described as Oakland’s second downtown, with 
big-box retailers and a mixture of Victorian-style homes and mansions. As time passed, East 
14th Street rapidly expanded and was renamed to International Boulevard. The success of 
International Boulevard’s businesses created the need for vast areas of underground parking 
to support the growth of public traffic. The street grid would then later be redesigned when 
the current BART station, or Bay Area Rapid Transit, would be designed and developed.  
 
University of California at Berkeley’s City and Regional Planning department was contracted 
to conduct a study to figure out opportunities and needs for the area to aid in future 
development. The study was later used by BART in the design of a pedestrian friendly and 
internally connected region along the BART lines, maintaining ease of access and alternate 
transportation options. In the 1990’s, the Unity Council, a local developer, was awarded 
multiple donations and awards to aid in the cost of the construction and development of 
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what would later be Fruitvale Village. Concept plans, traffic studies, environmental 
assessments, and feasibility studies were later completed in 1995. 
 
3.1.5 Project Design 
The planning process and concepts for the design of the buildings in Fruitvale Village is based 
on modern principles of connectivity and sense of place. Architectural details and building 
components were designed with the goal of optimizing the pedestrian experience. 
Connectivity and aesthetic appeal add a final level of attractiveness for residents and visitors. 
The following areas represent the most prominent of these theories. 
 
1. Parking required a great deal of attention while lot limits, capacities and accessibility 
became forerunning issues in its development. The parking was located strategically 
on the ground level of the residential units, where it was accessible from several 
locations and provided covered parking to 150 spaces. 
 
2. The developers placed priority in the development of twenty-five percent affordable 
housing in Fruitvale Village, and succeed in designating 10 of the 47 multi-family 
residential apartments low-income. The 37 market rate and 4 of the low-income 
housing units are designed with both 1 and 2-bedroom loft style floor plans, while the 
remaining six units would incorporate 1 and 2-bedroom flat layouts floor plans, 
accessible to those with wheelchairs and the disabled. Each unit includes a balcony or 
patio, granite countertops, washer and dryer, and energy efficient appliances. 
  
 
3.1.6 Demographics 
In the post World War II era of Oakland’s history, the populations of both residents of Latino 
and Asian descent have risen to 15% and from 8-22% respectively. Today, Oakland is 
California’s sixth largest city with 399,484 people. 
 
Table 3.1 Demographic Information for Fruitvale Village 
Population ½ mile: 9,403 1 mile: 43,953 
Average Household Income ½ mile: $49,539 1mile: $52,798 
Average Daily Passenger Trips 15,500 
Latino 52% 
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Asian/Pacific Islander 23% 
African-American 16% 
White and Other 9% 
 
3.1.7 Smart Growth Checklist 
In the conclusion section, we have highlighted the principles that were most successful and 
failed to meet the Smart Growth standards.   
(Yellow=Failed to meet) (Green =Most Successful)	  
Table 3.2: Smart Growth Checklist 
CHECK-LIST OF SMART GROWTH PRINCIPLES 
Project Name: Fruitvale Transit Oriented Development (TOD) 
Project Address: E. 12th Street Oakland, CA 
N. Principle Description Comments Yes ??? No 
I. THE REGION 
 1. The Regional Plan   X   
2. Community Involvement  X   
3. Transect Large scale buildings to match BART  X  
4. The Growth Priorities  X   
5. Land Use Transportation Connection  X   
6. Multi-Modal Balance  X   
7. Transportation Choices TOD gives alternative options X   
8. Transit that Works  X   
9. Mobility and Accessibility  X   
10. Taming the Automobile  X   
11. Bicycle Network  X   
12. Congestion Pricing   X  
13. Shared Vehicles    X 
II. THE NEIGHBORHOOD 
 a. Natural Context 
 
Yes ??? No 
1. Preserving Waterways No waterways through site  X X 
2. Celebrating Nature   X X 
3. Preserving Trees  X   
4. Celebrating High Points Relatively flat site  X  
5. Managing Storm-water   X  
6. Conserving Water   X  
7. Water Parks    X 
8. Natural Corridors Compact development offers little for KVA’s   X 
b. Neighborhood Components 
 
Yes ??? No 
1. Mixed-Use  X   
2. The 24-Hour City  X   
3. Housing Diversity  X   
4. Retail Distribution  X   
5. Workplace Distribution  X   
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6. Civic Sites Medical facilities? X   
7. Support Services  X   
8. Pocket Parks    X 
9. Public Space Types  X   
10. Housing Density Increased housing density allows for more 
housing types 
X   
11. Nearby Community Gardens   X  
12. Competing Local Interests    X 
c. Neighborhood Structure 
 
Yes ??? No 
1. Neighborhood Size  X   
2. Neighborhood Scale/Intensity   X  
3. Neighborhood Organization  X   
4. Form Based Zoning Surrounding buildings not well defined  X  
5. Transit Orientation  X   
6. LEED-ND Rating System LEED-ND rating of 60pts (Gold) X   
III. THE STREET 
 a. Thoroughfare Network 
 
Yes ??? No 
1. The Network No inner street network   X 
2. Connected Thoroughfares No inner street network   X 
3. Connections Beyond  X   
4. Block Size  X   
5. Sidewalk Substitutes   X  
6. Designed Vistas   X  
7. Curvilinear Streets No inner streets for driving; walking is 
encouraged through development 
  X 
8. Urban Triage  X   
b. Thoroughfare Design 
 
Yes ??? No 
1. Complete Streets    X 
2. Design Speed    X 
3. Complex Geometries    X 
4. Curb Radii    X 
5. On-Street Parking    X 
6. Context-Responsive Thoroughfares    X 
7. Avenues and Boulevards    X 
8. Free-Flow Streets and Roads    X 
9. Slow-Flow Streets and Roads    X 
10. Yield-Flow Streets and Roads    X 
11. Rear Alleys and Lanes    X 
12. Passages and Paths    X 
c. Public Streetscape 
 
Yes ??? No 
1. Sidewalks Aesthetic and value added to public 
sidewalks 
X   
2. Street Trees  X   
3. Curbs and Swales   X  
4. Streetlights  X   
5. Pavement Materials  X   
6. Sidewalk Obstructions  X   
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7. Utility Placement  X   
d. Private Streetscape 
 
Yes ??? No 
1. Street Walls  X   
2. Short Setbacks  X   
3. Building Attachments  X   
4. Building Heights  X   
5. Eyes on the Street Residential design principles not well defined  X  
6. Shops on the Sidewalk  X   
7. Retail Management  X   
e. Parking 
 
Yes ??? No 
1. Downtown Parking Policy    X 
2. The High Cost Free Parking Parking limited to garages on bottom floor of 
residential units 
  X 
3. The Parking Shed  X   
4. Neighborhood Parking  X   
5. Hide Parking Lots  X   
6. Parking Lot Quality  X   
7. Parking Conversion  X   
8. Parking Lot Access  X   
9. Rear-Access Parking  X   
10. Front Garage Setback No setback from street; consistent with 
entire building frontages 
 X  
IV. THE BUILDING 
 a. Building Types 
 
Yes ???  No 
1. Form Based Codes   X  
2. Mid-Rises Up to three stories   X 
3. Commercial Lofts Commercial uses, but not sure whether lofts 
of lower level 
 X  
4. Apartment Houses  X   
5. Live/Work Buildings  X   
6. Row-Houses    X 
7. Cottages    X 
8. Large Houses    X 
9. Courtyard Houses    X 
10. Ancillary Buildings    X 
b. Green Construction 
 
Yes ??? No 
1. Natural Light and Ventilation   X  
2. Solar Orientation  X   
3. Heat and Light   X  
4. Energy Efficient Design   X  
5. Sustainable Building Materials   X  
6. Buildings that Learn   X  
7. On-Site Energy Generation   X  
8. Healthy Buildings   X  
9. Yard Trees    X 
10. Xeriscape    X 
11. Waste Management   X  
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12. Green Building Standards No certified Green Buildings  X  
c. Architectural Design 
 
Yes  ??? No 
1. Regional Design  X   
2. Consistency of Appearance  X   
3. Noxious Environment  X   
4. Residential Privacy  X   
5. Universal Design  X   
6. Historic Buildings    X 
7. Subsidized Housing Affordable housing an option, not sure if 
subsidized 
 X  
8. Civic Buildings    X 
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3.2 SANTANA ROW: San Jose, CA 
Project Type 
Mixed Use/Greyfield 
 
Project Location 
Stevens Creek and S. Winchester Boulevards. San Jose, CA 
 
Project Status 
Phase I – Opened November 2002 
Phase II – Opened February 2003 
Phase III - Opened August 2004 
Phase IV – Opened January 2006 
Phase V – Development On hold 
 
Project Team 
Developer Federal Realty Investment Trust – San Jose, 
CA 
Master Planner Street-Works – White Plains, NY 
Architects SB Architects – San Francisco, CA 
BAR Architects – San Francisco, CA 
MBH Architects – Alameda, CA 
Landscape Architects SWA Group, San Francisco, CA 
Master Planning and Environment Design Maestri Design Inc., Seattle, WA 
Residential Construction Group Interland Management 
Construction Management Bovis Land Lease Inc. 
 
Land Use Information 
Site Area 42 Acres 
Retail 555,278 sq ft 
Residential 511 Units 
Hotel  213 rooms 
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Figure 3.3: Santana Row Site Plan 
	  
Source: ULI Case Studies, February 2010 
3.2.1 Project Description 
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Santana Row is a 42 acre mixed use main street development in San Jose, CA. The 
development attempts to replicate a European main street with narrow streets and mix use 
buildings facing the street. The retail portion of Santana Row includes 555,555 square feet of 
retail that incorporates large department stores, niche retailers, and restaurants. The 
residential portion of the site is located above the retail on the two floors above. The 
residential units target primarily single and younger tenants who want to live in an urban 
environment.  
 
3.2.2 Project Location 
Santana Row is located along the western edge of the City of San Jose and is adjacent to the 
City of Santa Clara. The site is found in the northern edge of the Winchester Neighborhood. 
The former site was a failed suburban shopping mall from the early 1960’s. Stevens Creek and 
Winchester Boulevards are the primary corridors that residents and shoppers use. 
 
3.2.3 Nearby Amenities 
Within a mile of Santana Row there are several prominent regional attractions in the 
neighborhood. The famous Winchester Mystery House is within a short walking distance. 
 
Table 3.3 Regional Attractions in the Winchester Neighborhood 
Winchester Mystery House 525 South Winchester Boulevard, San Jose 
Westfield Valley Fair Mall 2855 Stevens Creek Boulevard San Jose, CA 
95128 or 2855 Stevens Creek Boulevard Santa 
Clara 
Century Theatres 741 South Winchester Boulevard 
O’Conner Hospital 2105 Forest Avenue, San Jose, CA 
 
3.2.4 Project Background 
Federal Realty Investment (REIT) purchased the 39 acre property in 1997 for $55 million. Three 
adjacent acres were acquired for a total of 42 acres. Public funding was not obtained because 
the developer wished to have complete control over the project. REIT decided to develop the 
project in phases to reduce financial risk and yet capitalize on momentum. Phase I developed 
nine blocks of residential and retail which helped validate Santana Row as a premier 
destination. 
 
3.2.5 Project Design 
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The optimal placement of buildings and uses was based on their relationships to the streets, 
views, parking, and access. The development team used a set for distinct strategies.  
 
1. The team attempted to use the retail spaces along the street as a sense of rhythm. REIT 
carefully selected tenants and placed them in strategic locations. Anchor stores, 
entertainment venues, and the hotel, were located in places with great visual 
prominence, and maximum parking, auto and foot circulation. Three of the main 
anchor stores where located along Stevens Creek Boulevard, giving them the highest 
exposure to automobile traffic. Along the main street, sit most of the high end luxury 
shops, while the independent, smaller shop, and convenience oriented retail stores are 
mostly located along Olsen and Ollin Avenues.  
 
2. The team placed the residential uses in locations where they have the strongest 
impact on the street life. Loft units, commonly associated with high density urban 
living were placed in the most urban locations like a block away from Steven Creek 
Boulevard. The Villas Comet, the most expensive and well appointed units in Santana 
Row, were placed in the center of the project next to Hotel Valencia. The townhouses 
are located at the edges of the project and along the less busy streets, giving residents 
more privacy and quiet. 
 
REIT’s decision to have retail and residential coexist within the same building footprint 
has defined and shaped Santana Row. The four residential types were developed for 
the upper middle class to wealthy urban dwellers. REIT’s goal was to design buildings 
and units that would allow residents to enjoy a premium level of privacy, security, 
convenience, and comfort without compromising their relationship to Santana Row’s 
active street environment. 
 
Flats: These one level units all have private terraces and are viewed as an 
alternative to  the other residential types. The flats are partitioned rooms rather 
than open space. The residents will park in an underground garage with 
elevator access to their building or  with access to the podium level. 
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Lofts: There are two loft buildings: the Margo and the Deforest. Since San Jose 
has an  agriculture history rather an industrial heritage, lofts are scarce.  
 
Townhomes: The three story units have nine separate floor plans that range 
from 2  bedrooms to 4 bedrooms. All have private balconies and attached two 
car garages, which are accessed at the podium level via a gated ramp from the 
street. 
 
Villas: The largest and most expensive residential units, these were designed to 
attract  celebrities and the wealthy. All contain three levels with private gated 
entrances through a common landscaped courtyards accessed through a 
common via an elevator lobby. (ULI, 2005) 
 
Table 3.4 Residential Units Information 
Lofts- The Deforest & Margo 198 
Townhomes- Serrano & Santana Heights 132 
Villas- Villa Cornet 21 
Flats – Santana Heights 160 
Total 511 Units 
 
3. The Team used parks and restaurants as gathering spots. The most popular public 
gathering spots are Plaza de Valencia and Santana Park which both feature a variety of 
seating accommodations, activities and uses. The greatest concentrations of 
restaurants are additionally located along these public spaces.  
 
4. Parking could support all uses and contribute to the pedestrian experience. Each 
building was designed to promote pedestrian activity and conceal its parking. The 
majority of parking is located in structures either underground or raised on top of the 
podium. There are also surface parking lots where future development might occur. 
Visitor or tourist parking is easy to locate whereas residential parking is accessed from 
secondary streets. Parallel parking is along the Main Street and promotes their use for 
dining, shopping, and strolling. Service areas for trucks are tucked behind buildings 
and accessed from side streets and lanes to reduce conflict. 
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5. Architectural details and building components were designed with the goal of 
optimizing the pedestrian experience. The blocks were meant to have an evolutionary 
feel as though they had been built over time by different owners (ULI, 2005). 
 
3.2.6 Demographics 
The demographics for Santana Row demonstrate that 56% of the population between the 
ages of 30 to 40 with an average age of 36. Furthermore, 60% are male and 59% are single or 
divorced and only 5% have families. Santana Row offers six, eight, and 12 month leases. The 
turnover rate is 60% annually, mostly due to home purchase and relocations.  
 
Table 3.5 Demographic Information Within 1 mile of Santana Row 
Population 21, 648 
Median Age 38 
Households 8,885 
College Grads 42% 
Average Household Income $100,341 
 
3.2.7 Future Neighborhood Developments 
The San Jose Redevelopment agency released in September 2009 the Winchester Boulevard 
Neighborhood Enhancement Strategy. This plan was created to address conflicts between 
pedestrians, bicyclists, and automobiles. The future plans for new development in the 
neighborhood incorporated a mix-use buildings and walkable streets. 
 
Also there are three new developments currently on hold because of the market collapse. But 
all three are in the permitting and environmental review stages.  
 
3.2.8 Proposed New Developments in the Neighborhood 
 
Table 3.6 New Developments in the Neighborhood 
Mixed Use – Retail & Office Santana Row – Olsen & Winchester -San Jose 
 Senior Housing, Single Family Dwellings, & 
Park 
Barec Agriculture Site – Santa Clara 
Parking Structure & 500,000 Sq ft Retail Expansion of Westfield Valley Mall- San Jose & 
Santa Clara 
Possible Cluster Development 3 Different 
Options 
Winchester & Olsen – San Jose 
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3.2.12 Smart Growth Checklist 
In the conclusion section, we have highlighted the principles that were most successful and 
failed to meet the Smart Growth standards.  
 
(Yellow=Failed to meet) (Green =Most Successful) 	  
Table 3.7: Smart Growth Checklist 
CHECK-LIST OF SMART GROWTH PRINCIPLES 
Project Name: Santana Row  
Project Address: Winchester & Stevens Creek Boulevard. San Jose, CA 
N. Principle Description Comments Yes ??? No 
V. THE REGION 
 1. The Regional Plan   X   
2. Community Involvement  X   
3. Transect Not mentioned   X 
4. The Growth Priorities Greyfield site X   
5. Land Use Transportation Connection    X 
6. Multi-Modal Balance    X 
7. Transportation Choices Car most prominent   X 
8. Transit that Works Transit does not work   X 
9. Mobility and Accessibility On the site X   
10. Taming the Automobile Not at all   X 
11. Bicycle Network Narrow Streets make cycling safer X   
12. Congestion Pricing None   X 
13. Shared Vehicles None   X 
14. No Competing Local Interests  X   
VI. THE NEIGHBORHOOD 
 a. Natural Context Yes ??? No 
1. Preserving Waterways N/A    
2. Celebrating Nature N/A    
3. Preserving Trees Preserved two oak trees on Santana row X   
4. Celebrating High Points N/A    
5. Managing Storm-water   ?  
6. Conserving Water   ?  
7. Water Parks     X 
8. Natural Corridors    X 
b. Neighborhood Components Yes ??? No 
1. Mixed-Use Residential & Commercial integrated well X   
2. The 24-Hour City  X   
3. Housing Diversity Villas, flats, townhomes, lofts X   
4. Retail Distribution  X   
5. Workplace Distribution Office coming in phase V X   
6. Civic Sites No civic sites in project area   X 
7. Support Services Adjacent to project site   X 
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8. Pocket Parks  X   
9. Public Space Types  X   
10. Housing Density  X   
11. Nearby Community Gardens None   X 
12. Affordable Housing Market Rate housing only   X 
c. Neighborhood Structure Yes ??? No 
1. Neighborhood Size  X   
2. Neighborhood Scale/Intensity Scale does not fit into single family 
neighborhood 
  X 
3. Neighborhood Organization  X   
4. Form Based Zoning Just starting to gain momentum   X 
5. Transit Orientation No light rail or BRT 
Not considered a TOD 
  X 
6. LEED-ND Rating System Not released during this time   X 
III. THE STREET 
 a. Thoroughfare Network Yes ??? No 
1. The Network Does not connect well outside of project site   X 
2. Connected Thoroughfares Too many cul de sacs   X 
3. Connections Beyond Mediocre at best   X 
4. Block Size  X   
5. No Sidewalk Substitutes  X   
6. Designed Vistas None   X 
7. Curvilinear Streets  X   
8. Urban Triage This concept not applied.   X 
b. Thoroughfare Design Yes ??? No 
1. Complete Streets No bike lanes, streets accommodate bicycle X   
2. Design Speed Narrow Streets X   
3. Complex Geometries None   X 
4. Curb Radii  X   
5. On-Street Parking  X   
6. Context-Responsive Thoroughfares  X   
7. Avenues and Boulevards Winchester & Stevens Creek X   
8. Free-Flow Streets and Roads Santana row X   
9. Slow-Flow Streets and Roads Russelia X   
10. Yield-Flow Streets and Roads None   X 
11. Rear Alleys and Lanes   ?  
12. Passages and Paths  X   
c. Public Streetscape Yes ??? No 
1. Sidewalks  X   
2. Street Trees  X   
3. Curbs and Swales None   X 
4. Streetlights  X   
5. Pavement Materials None found  X  
6. Sidewalk Obstructions  X   
7. Utility Placement  X   
d. Private Streetscape Yes ??? No 
	  
36	  
	  
1. Street Walls Nicely done X   
2. Short Setbacks  X   
3. Building Attachments balconies X   
4. Building Heights  X   
5. Eyes on the Street  X   
6. Shops on the Sidewalk  X   
7. Retail Management Done to perfection X   
e. Parking Yes ??? No 
1. Downtown Parking Policy No plan to reduce car dependence   X 
2. The High Cost Free Parking Free parking except for valet   X 
3. The Parking Shed Site based parking   X 
4. Neighborhood Parking Not reduced for mixed use   X 
5. Hide Parking Lots Well done X   
6. Parking Lot Quality  X   
7. Parking Conversion Original site had an even larger parking lot X   
8. Parking Lot Access  X   
9. Rear-Access Parking Can’t quite tell  ?  
10. Front Garage Setback N/A    
IV. THE BUILDING 
 a. Building Types Yes ???  No 
1. Form Based Codes     
2. Mid-Rises  X   
3. Commercial Lofts  X   
4. Apartment Houses Flats X   
5. Live/Work Buildings    X 
6. Row-Houses townhomes X   
7. Cottages    X 
8. Large Houses Villas X   
9. Courtyard Houses    X 
10. Ancillary Buildings    X 
b. Green Construction  Yes ??? No 
1. Natural Light and Ventilation     
2. Solar Orientation     
3. Heat and Light     
4. Energy Efficient Design     
5. Sustainable Building Materials     
6. Buildings that Learn     
7. On-Site Energy Generation     
8. Healthy Buildings     
9. Yard Trees     
10. Xeriscape     
11. Waste Management     
12. Green Building Standards     
c. Architectural Design Yes  ??? No 
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1. Regional Design     
2. Consistency of Appearance Architectural facades are beautiful  X   
3. Noxious Environment  X   
4. Residential Privacy  X   
5. Universal Design  X   
6. Historic Buildings    X 
7. Subsidized Housing No Affordable Housing All Market Rate   X 
8. Civic Buildings    X 
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4. SITE ANALYSIS	  
 
Aerial view of Foothill Blvd and Cal Poly in the 1970’s 
	  
Source: University Archives (Special Collections) Kennedy Library, Cal Poly 2010 
 
The goal of this chapter is to provide and collect as much data and information as possible 
about the existing conditions of the Foothill Corridor. This will provide planners and urban 
designers with the essential information to make wise decisions about redeveloping the site. 
 
The site analysis will discuss the physical, biological and cultural attributes of the site. The 
physical attributes will discuss the soil properties, floodplains, storm water, and natural view 
corridors. The biological attributes will discuss the existing conditions of the natural habitats, 
and animal species and plants species that exist in the Corridor. The cultural attributes will 
discuss the current land uses, cultural resources, history of past developments, land 
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ownership, land use regulation and zoning, public infrastructure, circulation, and descriptions 
of existing land uses and buildings in the Commercial Core. The site analysis map highlights 
the major land uses, transportation routes, building footprints, and dangerous intersections.  
 
The site analysis has 13 major issues that could restrict future development in the Foothill 
Corridor. For every issue in the Opportunities and Constraints Table, there is an opportunity, 
constraint, and potential solution. The potential solutions are design ideas that will be 
implemented in the Commercial Core Scenario. All of the potential solutions will be used as 
design ideas in the Smart Growth Design Policies Chapter.  
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4.1 Physical Attributes 
The physical attributes cover the characteristics of the land, and climate and how this affects 
the built environment. Soil characteristics that will be analyzed include: drainage, erosion 
potential and frequency to flooding. These characteristics will determine the types of land 
uses and buildings suitable for the site.  
 
4.1.1 Ecological Setting and Soil Properties 
 
Table 4.1: Site Soil Characteristics 
	  
Source: NRCS Web Soil Survey, February 2010 
 
  128 - Cropley Clay 160 - Los Osos loam 197 - Salinas silty 
clay loam 
Ecological Setting 
Typical Profile 0-36in:Clay 
36-60in:Silty clay 
loam 
0-14in:Loam 
14-32in:Clay 
32-39in:Sandy loam 
39-43in:weathered 
bedrock 
0-29in: Silty Clay Loam 
29-72in: Stratified 
loam to silty clay loam 
Parent Material Alluvium derived 
from sedimentary 
rock 
Residuum weathered 
from sandstone and shale 
Alluvium derived 
from sedimentary 
rock 
Elevation 100 to 700 feet 100 to 3,000 feet 0 to 40 feet 
Avg. Annual 
Precipitation 
14 to 20 inches 15 to 35 inches 14 to 22 inches 
Avg. Annual 
Temperature 
57°F 55° to 59°F 57°F 
Slope 2 to 9% 15 to 30% 0 to 2% 
Soil Properties 
Depth to Restrictive 
Feature 
>80 inches 20 to 40 inches >80 inches 
Drainage Type Moderately-Well 
Drained 
Well Drained Well Drained 
Depth to Water Table > 80 inches > 80 inches > 80 inches 
Frequency to Flooding None None None 
Frequency to Ponding None None None 
Available Water 
Capacity 
Moderate (about 
8.0in) 
Low (about 5.6in) High (about 10.5in) 
Erosion Potential 
Hydrologic Group D C C 
Kf 0.15 0.32 0.28 
T Factor 5 3 5 
Representative Value % Sand - 22.1                         
% Silt - 27.9                                 
% Clay - 50.0 
% Sand - 39.2                              
% Silt - 37.3                                  
% Clay - 23.5 
% Sand - 18.1                              
% Silt - 50.9                                 
% Clay - 31.0 
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The San Luis Obispo area is set in a temperate climate zone, where the weather remains 
consistent throughout the year, with average air temperatures around 57°F, and a rainfall of 
23.2 inches. The site soil characteristics described in Table 4.1 are consistent with the 
temperate climate zone characteristics.  
 
The three soil types in the site area all exist in alluvial fans and play a role in the formation of 
the geographic area. Alluvial fans are fan shaped deposits of water transported material. The 
parent materials in this ecological formation are derived from sedimentary rocks, including 
sandstone and limestone, from higher elevations. While this type of soil is typically hard 
packed, the parent materials pose a higher threat to potential erosion due to water. 
 
Figure 4.1: Soils Map 
 
 
 
The three soil types that are found in the Foothill Corridor include: Cropley Clay, Los Osos 
loam and Salinas silty clay loam. The analysis of these three soil types does not show any 
problems or concerns for future development of the site.  
 
Source: Web Soil Survey - NRCS U.S. Dept. of Agriculture 2010 
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The three soils in the site are classified as moderately well-drained because of the 
permeability properties of the parent materials. The soil drainage properties are classified 
together and range from very poorly to well drained. The classifications indicate the ability, 
for which water can percolate, or move through, the soil layers during rain storms. Breaking 
down each soil type results in the following findings.  
 
The Salinas Silty Clay Loam represents the largest portion of the site and is rated well drained 
with an available water table of about 10.5 inches.  
 
The Cropley Clay and Los Osos Loam soils are moderately too well drained and have a water 
table depth between 5.6 and 8.0 inches. The evidence of these physically soil properties result 
in zero flooding. 
 
Each soil type reveals three common materials: sand, silt, and clay. These materials depict the 
conditions of the soil throughout the year and aid in the suitability of development for the 
site area. While having a large particle diameter, the presence of sand in soil allows for greater 
texture, permeability and movement of air. The sand gives the soil a gritty feeling, and does 
not stick together to form clods. With a medium size particle diameter, silt is also present in 
the soils where it soaks up water easily and is therefore commonly used in gardens and 
planter areas. Silt is fairly stable in its form due its natural tendency to form clods, though they 
crumble easily when wet. The third, and finest, material present is clay. Clay particles have a 
diameter of less than 0.002 millimeters and clods easily. When dry clay packs and clumps 
together it become very hard. The amount of clay in a soil determines the water capacity of 
the soil.  
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4.1.2 Flood Plains 
 
Figure 4.2: Creeks and Floodplains Map 
 
 
There are three creek corridors in the project site: Old Garden, Stenner, and Brizzolari Creeks. 
There are also two creek culverts: one located along Santa Rosa and flowing south towards 
Downtown. The other culvert starts from Stenner Creek and travels west towards the Santa 
Rosa culvert. 
 
The Foothill Corridor is located in the 100 and 500 year floodplain areas (U.S. Geological 
Survey Map). The commercial areas subject to flooding are: Foothill Square near Stenner 
Creek and a small portion of Foothill Plaza near Old Garden Creek. The residential areas 
subject to flooding are a portion of the Mustang Village Apartments and Stenner Glen 
Apartments, located at the junction of Stenner and Brizzolari Creeks. The Foothill Boulevard 
apartment complexes located along Old Garden Creek are situated in the flood zones. Sierra 
Vista Hospital and some office complexes on Santa Rosa Road are located in the Stenner 
Creek flood zones. 
4.1.3 Erosion Potential 
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Recent site visits to Stenner Creek, show no erosion along the banks and no visible threats to 
existing infrastructure and buildings. A study to show a more thorough analysis of the erosion 
potential would take a look at the factors of erosion; the hydrologic groups, and determine 
areas of greatest concern.  
 
There are three creeks of high importance on the site: Old Garden, Stenner and Brizzolari 
Creeks, along with multiple underground culverts and drainage ditches. The buildings square 
footage of the Commercial Core comprises 23% of the area while the non building square 
footage comprises 77% of the site area. A significant percentage of the non building areas are 
paved with impervious surfaces like asphalt and concrete. These surfaces decrease the 
absorption rate and increase the likeliness of flooding in areas of lower elevation. The 
floodplains shown in Figure 4.2 are representative of the lower elevation regions, and are 
associated with the local creeks and waterways. This increased velocity of runoff causes great 
concern to local waterways and the potential for erosion to occur.  
	  
4.1.4 Storm-Water Management 
The City of SLO’s Storm-Water Management Plan (SWMP) defines strategies and guidelines for 
the protection of water quality and reduction of pollutant discharges to the Maximum Extent 
Practicable (MEP) within the City.1 These policies are monitored by the City to maintain 
protection of environments due to new developments. 	  
 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1 City of San Luis Obispo. 2008. SLO Storm-Water Management Plan. Retrieved 19 March 2010. 
http://www.slocity.org/publicworks/stormwater/public%20outreach/SWMP2008%20091108.pdf 
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Figure 4.3: Site Topography and Runoff Map 
  
 
The overall slope of the site is between 0 and 15%. There are two small hills in the Foothill 
Corridor that significantly affect water runoff. There is steep hill at the intersection of Murray 
and Chorro Streets with an elevation of 265 feet. There is another steep hill at the intersection 
of Santa Rosa and Highland Avenues with an elevation of 300 feet. The topography of the site 
directs flows water runoff towards the southwest towards Foothill Boulevard. Generally, the 
elevation of the commercial core is relatively low and flat where most of the water runoff 
drains into the catch basins along the main boulevard. Additionally, the commercial core is 
compliant with a maximum natural slope threshold of 10% for commercial and industrial 
uses. This policy is required by the City of SLO’s General Plan Land Use Element. 
 
Water runoff is exacerbated by the presence of impervious surfaces which cover 77% of the 
site. Impervious surfaces such as asphalt and concrete have created increased the rate in 
which water enters the local creeks and storm water system. Non-point source pollutants, like 
debris and chemicals, can be transmitted by the rapid flow rates to local waterways.  
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4.1.5 Greenbelt and Natural View Sheds 
 
Figure 4.4: Open Space Trails Map 
 
 
The City of SLO’s Greenbelt protection program currently covers roughly two and half times 
the total city square mileage. Shown in the Figure 4 below there are at least three greenbelt 
connections from the Foothill Corridor. The distance between the Foothill Corridor and each 
open space area is approximately one mile.  
 
The landscape and geology surrounding SLO provides strong visual focal points for people 
viewing from the Foothill Corridor. View sheds are defined as the natural environment that is 
visible from one or more viewing points.2 The existing development has been kept to a 
maximum height of roughly two stories and approximately 25 feet in the Corridor except for 
the five stories Sierra Vista Hospital. 
 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
2	  viewshed. (2010). In Merriam-Webster Online Dictionary. Retrieved May 27, 2010. 
 http://www.merriam-webster.com/dictionary/viewshed 	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There are five important view sheds noticed from the commercial core area. Protecting view 
sheds are essential to maintaining the sites aesthetic beauty and a high quality of life for 
residents living in the neighborhood.  
 
 
Cerro San Luis is the most prominent view 
shed and the closest landmark in the 
Corridor. It is located to the southwest of 
the site, and at 1,230 feet in elevation; it 
towers majestically over the surrounding 
landscapes. There are hiking and biking 
trails that travel to the summit and loops 
around the mountain and provides scenic 
rest points in designated riparian habitats. 
 
 
Bishops Peak is located immediately to the 
north of Cerro San Luis, and stands as the 
second most prominent landmark from 
the site area. At 1,530 feet elevation, 
Bishops offers great recreational 
attractions in its hiking and equestrian 
trails and rock climbing amenities. Bishops 
Peak soars over the landscape and offers 
picturesque photo opportunities of any 
location in the Foothill Corridor.  
 
   
 
 
 
 
 
Cerro San Luis 
Bishops Peak 
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The Cal Poly ‘P’ mountain is located to 
northeast of the site and has been around 
since 1915. Hiking trails leading to the ‘P’ 
from campus offer connections to open 
space areas and to Poly Canyon. 
 
 
 
 
	  
  
The Cal Poly owned TV broadcasting tower, 
KCPR, is located atop a hill directly to the 
north, along the Highland Road entrance 
into campus. Although no recreational 
activities are available around this landmark, 
the hillside is topped with the visible radio 
tower and agriculture land.  
 
 
 
 
Located to the southeast, Lizzie Peak 
extends from the Cuesta Ridge mountain 
range. Lizzie offers multiple forms of 
recreation, including hiking, biking and 
equestrian trails.
KCPR Radio Tower 
Lizzie Peak 
Cal Poly ‘P’ 
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4.2 Biological Attributes 
The Foothill Corridor is located in an existing urban environment, so the impact to ecological 
habitat is minimal. However, there are wildlife corridors in the project site that create 
constraints to future development. This section discusses the wildlife that is of local concern 
and the wildlife and in the Foothill Corridor. 
 
4.2.1 Wildlife Assessment 
 
Figure 4.5: Wildlife Corridors 
 
 
San Luis Obispo boasts a diverse population of wildlife, including birds, reptiles, fish species, 
land mammals, and vegetation. Wildlife corridors are situated along the existing creeks, 
including Old Garden, Stenner, and Brizzolari Creeks. These creek corridors provide habitat 
and safe passages that are vital to the survival of the animals.  
 
The most common bird species observed in the commercial core are crows, seagulls, black-
birds and warblers. We have noticed several large mammals like deer, opossums, squirrels, 
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and raccoons frequenting the creek corridor usually during the evening hours. These species 
mentioned in no way reflect the state or federal status of endangerment of each.  
 
Figure 4.6: Species of Local Concern 
 
 
The City has compiled a map that shows the location of species that are of local concern in 
the City and region. This map showing animals of local concern only delineate the species 
that are native to the SLO region, and do not represent any level of endangerment, either 
federally or by the state of California.  
 
4.2.2 Non Native Vegetation Assessment 
In the typical climate native to the SLO region, plant species that tend to flourish the best are 
those that require less water and are more. A biological study should be conducted to 
determine all native and non-native plant species that exist in the Foothill Corridor.  
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4.3 Cultural Attributes 
The purpose of this section is to describe in great detail the existing conditions of the site. The 
cultural attributes will discuss the past and current land uses, cultural resources, history of 
past developments, land ownership, land use regulation and zoning, public infrastructure, 
circulation, and descriptions existing land uses and buildings in the Commercial Core. We 
have included tables, maps, figures, and pictures to help support our findings.  
 
4.3.1 Current Land Use Zones 
 
Table 4.2: Land Uses 
Land Use Acreage Percentage 
Residential 59.66 69% 
Commercial 17.46 20% 
Office 8.68 10% 
Public Facilities 0.40 0.5% 
Total 86.20  
 
The total acreage for the Foothill Corridor Plan is 86.20 acres and includes four types of land 
use zones: commercial, residential, office, and public facilities. The residential land use zone 
has the largest acreage with 59.66 acres and 69% of the total land use. The commercial zone 
totals 17.46 acres and 20% of the total land use. Office and public facilities zone total about 9 
acres and 11% of total the land use. 
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Figure 4.7: Foothill Corridor Land Use and Zoning Map 
 
 
The commercial core has three types of commercial zones: General Retail with special overlay 
(C-R-S), Community Commercial (C-C) and Neighborhood Commercial (C-N). The Commercial-
Retail (C-R) zone allows the most variety of land uses compared to the other zones. The 
special overlay zone allows additional new land uses with a special use permit. The C-C zone 
focuses on providing shopping center land uses. The C-N focuses on providing residents 
within a particular neighborhood with a variety of products like a corner mart rather than a 
grocery outlet. These zoning designations allow development of mixed-use residential and 
commercial land uses. 
 
The residential neighborhoods surrounding Foothill Boulevard contain single family and 
multi-family housing. The residential zoning designations in the Foothill Corridor include Low 
Density (R-1), Medium Density (R-2) and High Density (R-4).  
 
The Office zones house two story buildings, including professional, financial services and 
government agencies. Sierra Vista Hospital, included in the Office land use zone, is located 
along at the corner of Foothill, Casa, and Murray Streets. Finally, the Fire-station on North 
Chorro Street is the only Public Facility (PF) land use in the design corridor. 
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4.3.2 Cultural & Historic Resources 
 
Figure 4.8: Cultural Resources Map 
 
Cultural and historic resources are protected under the Conservation and Open Space 
Element of the General plan. Cultural and historic sites are named for sites including Native 
American burials or archeologically sensitive areas. The Foothill Corridor has one cultural 
burial site located along Stenner Creek just north of Foothill Boulevard. Buffer zones around 
Brizzolari, Stenner and Old Garden Creeks are labeled areas of cultural sensitivity, where 
possible cultural resource zones may be located. The City mandates the protection of all 
sensitive archaeological sites whenever possible. 
 
There are over 700 registered historic residential and commercial buildings in the City of SLO. 
While the Foothill Corridor has no historic buildings, several are located less than a quarter 
mile away in the Anholm Neighborhood which is south of the Corridor. 
 
 
 
 
4.3.3 History of the Foothill Corridor 
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Source: University Archives (Special Collections) Kennedy Library, Cal Poly 2010 
 
The native Chumash Indians had flourished in a small village in areas around the City of San 
Luis Obispo for hundreds of years. The Spanish founded Mission San Luis Obispo de Tolsa was 
founded in 1772. For about a hundred years the town of San Luis Obispo was a small town of 
about 3,000 people until the railroad connected into town. The railroad connected SLO from 
San Francisco in 1894 and from Los Angeles in 1903.  
 
In 1901, Governor Gage signed into bill adopting Cal Poly as a university. In 1902, 282 acres 
were bought by the State on the northern outskirts of town. Hathway Avenue was the main 
street connection from downtown SLO into Cal Poly in 1902. The Cal Poly and Downtown SLO 
Hathway Avenue connection has been blocked by the freeway and the railroad since the late 
1940’s. 
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Before the major developments in the late 1940’s there was cattle ranching fruit and 
vegetable farming and dry land ranching. There were many small farms with homes and 
barns in the Foothill Corridor.  
 
The City of SLO expanded its borders into the Foothill Corridor in the late 1940’s. The Anholm 
neighborhood was the first major housing subdivision in the Foothill Corridor. It marked a 
turning point where development started moving closer to Cal Poly. In the early 1950’s, the 
commercial core along Foothill Corridor was developed into service stations and fast foods 
joints.  In the late 1960’s and early 1970’s, new shopping centers were developed in the 
commercial core. Since the 1970s, Cal Poly has seen a steady enrollment growth; this has 
increased the demand for student housing and commercial businesses that cater to students 
in the Foothill Corridor.  
 
The history of the commercial core focuses on three important commercial shopping centers 
in the core: Foothill Plaza, Ferrini Square and University Square. 
 
The Foothill Plaza has been a Commercial Neighborhood (CN) zoned parcel since the early 
1960’s. The parcel was first developed into a service station and later expanded in 1966, to a 
shopping center. In 1977, the property had a use permit for a drive through photo booth. The 
photo booth was demolished in 1983; a year after the drive through ban was established in 
San Luis Obispo in 1982.  
	  
The shopping center was redeveloped in 1983, with new building footprints and a new 
architectural facade. Phase one of the development consisted of three buildings with 25,000 
square feet of retail. Phase two was developed in 1985 and consisted of two additional 
commercial buildings. One of the new buildings was an addition to the existing Albertsons 
and Rite Aid Building. Another building was developed adjacent to the Wells Fargo and Panda 
Express building where Chile Peppers is located now.  
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In order to approve phase two of the development the developers received a 20% parking 
reduction for the project. The development had a lot merger with three separate parcels on 
the property to simplify the design of the site and to simplify the parking reduction (A-142-
83). This was achieved so the parking spaces could be counted for the entire site instead of 
three separate parcels (MS 84-218). The developer provided 305 spaces for the development 
(U-142-83). 
 
The Ferrini Square has been zoned a commercial neighborhood (C-N) since the early 1950’s. 
The parcel had a 76 Gas Station, a Diary Queen fast food business, Laundromat, and the 
Ferrini Real Estate Office. These buildings were single story buildings with large parking lots 
facing Foothill Boulevard. The buildings were demolished in 1989 to accommodate the 
redevelopment of the Ferrini Square strip center. Phase one consisted of two new buildings. 
In 1988, phase two consisted of changing the zoning of one parcel from R1 to C-N. This 
zoning change was approved by the City Council to accommodate a second strip center 
building that occupies a Starbucks and Jamba Juice. 
 
The University Square is the least changed commercial center in the Foothill Corridor. It has 
remained relatively unchanged since the late 70’s. This square as undergone the most change 
of tenants with specialty shops like shoe stores, furniture stores, and grocery stores. The 
businesses have targeting different customers over the years. Now University Square is 
targeting a larger array of customers than just college students. The University Square in the 
past ten years has accommodated a wider range of land uses than it has in the past. New use 
permits for discretionary land uses and office retail, pharmacy, bike shop, internet café and 
gaming room, gym, credit union, and a boy scouts office. 
 
The Chevron Station and Last Mile Mini-Mart on the corner of Foothill and Santa Rosa had a 
complete exterior finish in 2008. In March 3, 2010, a fire destroyed two buildings in the 
Foothill Square and two businesses are not currently in operation: Cabo San Lucas and Konas.  
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The history of the individual parcels in the commercial core demonstrates the vast land use 
changes in the past sixty years. The City of SLO views redevelopment of the Foothill Corridor 
has a high priority and will pursue a comprehensive land use element update. The City hopes 
the Corridor will be redeveloped in the next five years. The vision for future development of 
the Corridor is replace the sprawled land use developments of the past with a new urban, 
mixed use neighborhood.  
4.3.4 Land Ownership 
 
Figure 4.9: Existing Parcel Owners Map 
 
 
The commercial core is owned by eleven different parcel owners which are either managed 
by a Limited Liability Company (LLC), Land Trust, or by an individual owner. 
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 Table 4.3: Parcel Owners for the Commercial Core 
 
4.3.5 Land Use Regulation & Zoning Codes 
 
Table 4.4: SLO Residential Building Standards 
 
Total 1.16   
Area 5 
Leland O'Reilly Land Trust 0.52 CN 
Beresky Gertude M Trust 0.29 CN 
Jacobson Deanne D Trust 1.44 CN 
Polin Family Trust 0.73 CN 
Total 2.98   
Commercial Core Total 19.45   
Roads/Streets 
Foothill Boulevard 1.52   
Chorro Street 0.39   
Santa Rosa Road 0.52   
North Chorro Street 0.29   
Street Total 2.72   
Parcel Owners Acreage Zoning 
Area 1 
Foothill Plaza LLC  4.96 CC 
Mormon Owned Park 1.58 R4 
Total 6.54   
Area 2 
Polin Family Trust 1.34 CN 
Estes Edna V 0.55 CN 
Total 1.89   
Area 3 
University Square LLC 5.63 CR-S 
Stenier BJ  0.85 CR-S 
City of SLO Fire station 0.40 PF 
Total 6.88   
Area 4 
Ferrini Felton A Living Trust 1.16 CN 
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Table 4.5: SLO Commercial Building Standards 
 
 
The control of land uses in the design corridor is governed by the SLO General Plan and the 
Zoning Code, including residential and commercial building standards. Above, Tables 3 and 4 
show each of the building standards. The density and building heights included in the zoning 
code guide future development and its intensity.  
 
Overlay zoning is a regulatory tool that creates a special zoning district which is placed over 
an existing base zone. This identifies special provisions in addition to those in the underlying 
base zone. The overlay district can share common boundaries with the base zone or cut 
across base zone boundaries.3  
 
There is one special overlay zone in the Foothill Corridor. The Special Consideration overlay 
district is located in the University Square shopping center (CR-S). Under a Conditional Use 
Permit, this overlay district allows a wider variety of land uses that would not normally be 
permitted in the current zone. The planning commission can approve a use permit for a land 
use that is under special consideration in the zoning code. 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
3 Center for Land Use Education. 2005. Planning Implementation Tools: Overlay Zoning. Retrieved May 4, 2010. 
ftp://ftp.wi.gov/DOA/public/comprehensiveplans/ImplementationToolkit/Documents/OverlayZoning.pdf  
	  
61	  
	  
4.3.6 Public Infrastructure 
The projected population growth helps to determine if upgrades to existing utilities like 
water and wastewater will be needed. The City of SLO is projected to grow 1% a year but has 
remained at approximately 44,000 for the past ten years.  
 
The City will to amend its general plan policy to allow more housing units to be built in a 
three year period. This change would allow financing to begin in the 2010-2012 Fiscal Years 
for new housing developments and required infrastructure improvements. 
 
During the 12-year period between 2010 and 2022, the residential growth anticipated by 
both the Margarita and Orcutt area Specific Plans, combined with infill development (Foothill 
Corridor) would exceed the growth anticipated in the General Plan Land Use Element. This is 
because the City’s residential growth rate has been significantly lower than anticipated 
during most of this decade.4 
 
Table 4.6: Population Growth, 2000-2009 
 Population Rate of Change 
(%) 
2000 44, 179  - 
2001 44,342  0.37% 
2002 44,470  0.29% 
2003  44,340  -0.29% 
2004 44,277  -0.14% 
2005 44,662  0.87% 
2006 44,522  -0.31% 
2007 44,389  -0.30% 
2008 44,521  0.30% 
2009 44,750 0.51% 
 
 
 
 
 
 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
4 City of San Luis Obispo. 2009. Residential Growth Management Policy Update. Retrieved May 27, 2010. 
http://www.ci.san-luis-
obispo.ca.us/communitydevelopment/download/JDavid/Growth%20Management%20update.pdf  
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Table 4.7: Population Projections (1992) Assuming 1% Growth Rate per year 
 
 
 
 
Approximate 
Maximum Number 
of Dwellings 
Anticipated 
Number of People * 
1992  18,200  42,800 
1997  19,100  45,000 
2002  20,00  47,300 
2007  21,000  49,700 
2012  22,200  52,200 
2017  23,300  54,900 
City of SLO General Plan estimated urban reserve capacity: 57,700** 
* Includes residents of group housing. 
** Includes Cal Poly campus residents, who are inside the urban reserve but who were outside the City limits in 
1994. 
 
4.3.7 Water and Wastewater 
According to Table 6, the City has enough safe annual yields (water) for a population of 
56,000. The City has enough water to accommodate an expansion of the Foothill Corridor. 
 
Table 4.8: Required Safe Annual Yield for General Plan Build-Out 
Source of Demand Population  Acre-feet 
(at 145 gallons 
per day per 
person) 
Percent 
of Total 
 
Existing (2002) Development 44,426 7,216 79.3% 
New Development 11,574 1,880 20.7% 
Total 56,000 9,096  
 
If the City grows to about 53,000 population in the year 2015, as outlined in the Land Use 
Element, the average dry weather volume of wastewater is expected to increase by about 32 
percent, from 4.4 to 5.8 million gallons per day. Other measures of required treatment 
capacity, such as flow in the peak month and the amount of nutrients and solids, are 
expected to increase in about the same proportion. Consulting engineers have concluded 
that the existing wastewater treatment plant site is big enough for a plant to handle the 
projected flows, to accommodate a population of 60,000 people. 5 
 
 
4.3.8 Circulation  
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
5 City of San Luis Obispo. 2006. Chapter 8: Water and Wastewater. Retrieved April 15, 2010. 
 http://www.ci.san-luis-obispo.ca.us/communitydevelopment/download/5-15-
07%20Unified%20GP/chapter8waterandwastewater.pdf  
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Figure 4.10: Foothill Corridor Existing Streets Map  
 
The existing street network includes several curved streets that bend with the existing 
topography. There are several cul-de-sacs and dead end streets and the street blocks are very 
large, around 400 to 800 feet in length and width. The lack of street connectivity places a 
heavy burden on the few arterial and collector streets crossings. During peak hours traffic 
tends to become congested at several of the busy intersections.  
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Figure 4.11: Modal Split  
	  
	  
 
The traffic circulation patterns for Foothill Corridor demonstrate that most residents drive an 
automobile. There is an oversupply of free parking in the commercial parking lots. It is more 
convenient for residents to drive than to use other means of transportation. According to 
Modal Split figure above, the City predicts residents over the next 20 years will use more 
alternative modes of transportation. 
Year 
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Figure 4.12: Foothill Corridor Existing Street Hierarchy Map 
 
 
 
Table 4.9: Existing Street Lengths 
Streets 
Street 
Hierarchy 
Street length 
(ft) 
Sidewalk Left 
(ft) 
Sidewalk 
Right (ft) 
Total 
(ft) 
Santa Rosa Street Highway 72 6 8 84 
Foothill Boulevard 
Santa Rosa to Chorro 
Arterial 62 7 10 79 
Foothill Boulevard 
Chorro to Broad 
Residential 
Arterial 60 12 6 78 
Foothill Boulevard. 
Broad to Ferrini 
Residential 
Arterial 60 9 8 72 
Foothill Bvd. 
Ferrini to Tassajara 
Residential 
Arterial 62 5 5 72 
Foothill Boulevard 
Santa Rosa to 
California 
Arterial 
60 8 6 74 
North Chorro Street 
Residential 
collector 38 10 8 56 
Broad Street 
Residential 
Collector 32 8 8 48 
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Boysen Avenue Local 40 10 10 60 
Chorro Street 
Residential 
Collector 35 7 6 48 
Palomar Avenue Local 34 5 7 46 
Ramona Drive 
Residential 
Collector 38 7 5 50 
Rougeot Place Local 32 8 9 49 
 
The existing streets length table shows the relationship between the hierarchy of the streets 
and their total lengths. Streets with the same street hierarchy do not have the exact street 
length. The street’s length depends on each individual street.  
 
Figure 4.13: Foothill Corridor Existing Bicycle Routes Map 
	  
The Foothill Corridor has Class I, Class II, and Class III bicycle routes. The map does not show 
the new Class I bike route along California Boulevard Called the Railroad Bike trail. Portions of 
the Class I bike path called the Railroad Bike Trail have been completed. South of Highway 
101 to Cal Poly has been recently completed as of June 2010. The path runs parallel with the 
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railroad tracks and will connect Cal Poly with the Downtown Amtrak station and eventually to 
Tank Farm Road. 
 
Class I Bike Path– A dedicated bike path meant for pedestrian and bicycle traffic. 
Class II Bike Lane – A marked lane exclusively for bike travel on roadways. 
Class III Bike Route – A shared bike route that is designed for low speed traffic. 
Table 4.10: Bicycle Routes 
Streets Class 
California Boulevard I, II, III 
Santa Rosa Street II 
Foothill Boulevard II 
Chorro Street III 
Murray Street III 
North Chorro Street III 
Broad Street III 
Ramona Drive III 
Casa Street III 
 
Figure 4.14: Foothill Corridor Existing Transit Map 
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The existing transit map for San Luis Obispo shows four bus routes that have stops in the 
Foothill Corridor. They are listed in the Figure below.  
 
Figure 4.15: Existing Bus Routes 
	  
 
 Bus Stop Shelter at University Plaza 
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Bus Stop Shelter at Ferrini Plaza 
 
4.3.9 Existing Land Uses and Buildings in the Commercial Core 
The total acreage of the commercial core is 23.43 acres and was calculated in March of 2010. 
The total building square footage of the commercial core is 238,432 and includes non-
commercial buildings like the Mormon Church. The building coverage of the site is equal to 
about 23% while the non building coverage includes 77% of the site. Parking covers the 
majority of the site with 1,045 parking spots, including 100 on street parallel parking spaces. 
The commercial buildings are primarily single story buildings and separated from the main 
streets. This existing site inventory has been broken down into six areas. 
 
Table 4.11: Existing Conditions within the Commercial Core 
Area 1 Total Lot Area (acres) 
Building 
Footprint (sq. 
ft) 
Building 
Coverage 
Non-
building 
Coverage 
Existing 
Parking 
Spaces 
Foothill 
Plaza/Mormon Park 6.54 67,445 24% 76% 271 
Mormon Church 4 22,675 13% 87% 82 
On Street Parking     56 
Total 10.54 90,120 20% 80% 409 
Area 2 1.89 9,610 12% 88% 80 
On Street Parking     25 
Total 1.89 9,610 12% 88% 105 
Area 3 6.88 106,632 36% 64% 305 
On street Parking     15 
Total 6.88 106,632 36% 64% 320 
Area 4 1.14 11,401 23% 77% 54 
On-Street Parking     21 
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Total 1.14 11,401 23% 77% 75 
Area 5 2.98 20,669 16% 84% 136 
On-street Parking     0 
Total 23.43 238,432 23% 77% 1045 
 
 
Table 4.12: Commercial Core Area Total 
New Design  Acreage Building S.F. 
Commercial Core Total 19.45 219,397 
Street Total 2.72  
 
4.3.10 Building Footprints 
 
Figure 4.16: Building Footprints Map 
	  
The building footprints show a variety of land uses based on the use of each structure. Multi-
family housing represents the majority of the buildings in the Foothill Corridor. This map lists 
all of the buildings in the commercial core that are described in the sections below. 
 
 
 
 
 
 
4.3.11 Foothill Plaza 
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Table 4.13: Property Acreage Total for Phase I 
Area 1 
Foothill Plaza LLC  4.96 CC 
Mormon Owned Park 1.58 R4 
Total 6.54 ac   
 
The Foothill Plaza is an older commercial shopping center that caters to the large student 
population in the neighborhood. There is no public space in the Foothill Plaza. We have 
included land that is not zoned commercial because we plan on incorporating the privately 
owned park into a neighborhood park. The public park near the Mormon Church offers 
recreational opportunities for local residents’ visitors. 
	  
View from Mormon Park towards Cerro San Luis 
	  
Public access to businesses at Foothill Plaza 
 
Table 4.14: Phase 2: Building & Businesses Inventory (as of 4/08/10) 
Name of Business Addresses Former Businesses Bldg SF 
Building 1 793 Foothill     
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Boulevard 
Shack 763A  
2,800 
vacant 763B  
Rite Aid 765 Thrifty's 18,036 
Foothill Cyclery 767B 
Coast to Coast Hardware 6,804 
vacant 767A 
Albertsons 771 Scolaris Markets 1983-Lucky Stores 18,966 
Building 2       
Panda Express 789 Sizzler 4,500 
Tanning Spa 787 Chapter One Tavern 1,200 
Nucci's Pizza 785 Tennis 
1,500 Wells Fargo ATM only 779A Barber, Coin, Art 
Nails Poly 779B  
Building 3       
Chile Peppers 791 Pioneer's Chicken 
7,069 
The UPS Store 793A  
Studio Video 793B   
vacant &93C   
Building 4      
Royal Thai 777 The Fish Boat 1,100 
Subway 775B Cleaners, Florist 300 
Breads and More 773A Arcade U-61-81 1,400 
Cost u Less Insurance 775A Ribs 770 
Fantastic Sam’s 773C Vocal Savings & Loan 3,000 
Total     67,445 
 
4.3.12 Polin Plaza 
Polin Plaza consists of three single story buildings with large parking lots. This are is the most 
blighted commercial area in the Foothill Corridor. The McDonalds restaurant closed in 
October of 2009. McDonalds planned to renovate the building if a drive thru would be allow, 
but the city wide ban was upheld by a vote from the SLO City Council. 
	  
Table 4.15: Property Acreage Total for Area 2 
Area 2 
Polin Family Trust 1.34 CN 
Estes Edna V 0.55 CN 
Total 1.89   
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Cork N Bottle Liquor Store 
	  
Central Coast EV’s Retail Store 
 
Table 4.16: Phase 1: Building & Businesses Inventory (as of 4/08/10) 
Name of Business Addresses Former Businesses Bldg SF 
Building 5      
Central Coast EV’s 763A Campus Cylclery 1,080 
Building 6    
vacant 765 McDonald’s 3,330 
Building 7    
Cork N Bottle   5,200 
Total   9,610 
 
 
 
 
 
 
 
4.3.13 University Square 
	  
74	  
	  
 
Table 4.17: Property Acreage Total for Area 3 
Area 3 
University Square LLC 5.63 CR-S 
Steiner BJ  0.85 CR-S 
City of SLO Fire station # 2 0.40 PF 
Total 6.88   
	  
The University Square consists of 15 separate parcels. However, a lot merger would be an 
effective way to reduce the hassle of dealing with so many small parcels. The City has plans to 
redevelop the fire station into a two story building in the near future. Fire Station#2 is the only 
fire station without a drive thru component for the fire trucks. The Foothill Shell Gas station 
and mini-mart were recently refurbished in 2008. 	  
	  
	  
University Square shopping center 
	  
San Luis Obispo Fire Station #2 
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New Frontiers Grocery 
	  
Table 4.18: Phase 3: Building & Businesses Inventory (as of 4/08/10) 
Name of Business Address Former Businesses Bldg SF 
Building 8     4,869 
Hollywood Video 850   2,195 
Golden One Credit Union 852   1,184 
Building 9       
Pita Pit 858 Brewed Behavior 1,400 
Traditional Tattoo 862 Nails Poly 1,600 
Domino's 866   5,268 
Imagination 872   16,500 
vacant 872     
Club 24 872   427 
Bali's 890   600 
University Barber Shop 892   15,333 
Coast Auto Insurance 894   3,039 
vacant 896A Foothill Cyclery 2,600 
Health Works 896B   14,507 
New Frontiers 896C     
Building 10       
Carl’s Jr.     3,260 
Building 11       
Hurley's Pharmacy 948A   3400 
Hurley's Pharmacy 948B   3400 
Maly's 956A   1912 
SLO Kickboxing 956B   3880 
vacant 956C   1860 
Health Plus Pharmacy 956D   1030 
Special Olympics 956E     
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Building 12       
Bank of America (ATM only) 972   7,560 
vacant 972   1920 
Building 13     3,640 
Chevron     2,418 
Building 14       
Fire station     2,958 
Building 15       
Storage Shed     682 
Building 16       
SLO Select Office 171 Santa Rosa   1,750 
Renaissance Office 171 Santa Rosa   1,080 
Total     110,272 
 
 
4.3.14 Ferrini Square 
Ferrini Square has the most modern architectural façades in the Foothill Corridor. However, it 
is a strip center with parking in between the building and the street. Ferrini Square has 
interesting storefront amenities like awnings and towers. It also offers pedestrian amenities 
like garbage cans, cigarette bud bins, plants in large pots, benches, bike racks, and 
landscaped vegetation. These small amenities in the Ferrini Square make the pedestrian 
experience more enjoyable.  
 
Table 4.19: Property Acreage Total for Area 4 
Area 4 
Ferrini Felton A 
Living Trust 1.16 CN 
Total 1.16   
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Taj Palace restaurant with Cerro San Luis in the distance 
	  
Cerro San Luis landscape with Ferrini Square in the foreground 
Table 4.20: Phase 4: Building & Businesses Inventory (as of 4/08/10) 
Name of Business Addresses Former Businesses Bldg SF 
Building 17     9610 
Taj Palace Cusine of India 795A     
Dream Dinners 795B     
Building 18     3920 
Quizinos Sub 799A     
Debbie Hair Desiners 799B     
Fresher Nails 799C     
Tropics Aquarium Specialists 799D     
Building 19     3605 
Starbucks 17 Chorro D     
Jamba Juice 17 Chorro C     
University Cell 17 Chorro B     
Ferrini Enterprises 17 Chorro A   3,876 
Total     11,401 
4.3.15 Foothill Square 
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Table 4.21: Property Acreage Total for Area 5 
Area 5 
Leland O'Reilly Land Trust 0.52 CN 
Beresky Gertude M Trust 0.29 CN 
Jacobson Deanne D Trust 1.44 CN 
Polin Family Trust 0.73 CN 
Total 2.98   
 
Foothill Square is the only designated public space in the Foothill Corridor. Buildings 21, 22, 
and 23 surround the public space with several trees, benches and bike racks. These buildings 
are unique because they have at least a four foot raided wooden walkway. There is also 
vacant lot that is suitable for development. 
 
Part of the Foothill Square burned down on March 3, 2010. Building 21 burned down which 
the Cabo San Luis Mexican Restaurant occupied. Building 22 also was burned down which 
housed three vacant shops and Kona’s Deli Sandwiches. As of June 2010, there have been no 
rebuilding permits submitted and the damaged buildings have been demolished.  
 
  
Vacant lot on the corner of Chorro and Foothill Boulevard 
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 G Brothers Smokehouse and the vacant lot to the right 
 
 Looking towards the hidden Foothill Square Plaza 
 
Table 4.22: Phase 5: Building & Businesses Inventory (as of 4/08/10) 
Name of Business Addresses Former Businesses Bldg SF 
Building 20       
G Brothers Smoke house   J.D. Boone, Stir Krazy Res, Wienerschnizel   
Building 21       
Cabo San Lucas 973 Burger King 2,867 
Building 22       
empty 977A   3,320 
empty 977B   unknown  
Architect Corner 977C    unknown 
Kona’s 977C &D   2400 
Building 23       
Rock N'Roll Haircut 981A Designer Cuts 880 
vacant 981B   880 
vacant 981C Foothill Square Hobbies 880 
vacant 981D Portage Joes 880 
SLO Textbooks 981E&F Aidas book exchange 3,080 
Building 24     15,187 
Foothill Texaco     2046 
Building 25       
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Lo Mesor De Acapulco 5 Santa Rosa Don Pedros 264 
Building 26       
Lets Party     unknown  
Babbo's Pizza     unknown  
2 unit apartment     unknown  
      3172 
Total     20,669 
 
Table 4.23: Total Street Acreage for Commercial Core 
 Street Names Acres 
Foothill Boulevard 1.52 
Chorro Street 0.39 
Santa Rosa Road 0.52 
North Chorro Street 0.29 
Street Total 2.72 
  
 
Not all of the streets are accounted for in the Foothill Corridor Plan. The streets listed above 
represent the most important street connections in the Foothill Corridor.  
  
Foothill Boulevard looking towards the Chorro/North Chorro intersection 
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4.3.16 Site Analysis 
 
Figure 4.17: Foothill Corridor Site Analysis Map 
 
 
The site analysis map shows the major land uses: in the Corridor: commercial, office, 
residential, and parks. We have also highlighted the major transportation routes with the 
arrows. There are three potential dangerous intersections for all modes of transportation: 
Foothill & Broad, Foothill & Chorro/North Chorro, and Foothill & Santa Rosa. 
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4.4 Opportunities and Constraints 
In the opportunities and constraints table 5.3.22, we have summarized 13 major issues 
affecting the Foothill Corridor. Each issue has an opportunity, constraint, and potential 
solution. This table will be used as guide for the designing the Commercial Core Scenario. 
Each potential solution will be used in our Design Policies Chapter. 
 
Table 4.24: Opportunities and Constraints 
Issues Opportunities Constraints Potential Solution 
Physical Attributes 
1. Flood Plains Redevelop existing retail 
centers in and around 
flood prone areas, 
maximizing use of 
available land. 
100 year and 500 year 
floodplains limit build out 
in and around prone 
areas. 
Increase height of 
foundation by 18” 
average (up to 24” max) in 
areas of greatest risk.  
 
2. Storm Water Runoff Reduce impact to local 
waterways and natural 
eco tones due to storm-
water runoff. 
Limited availability of 
land for preservation 
techniques to natural 
habitats. 
Bio swales and permeable 
pavers will be used in 
drainage basins to act as 
buffer between natural 
habitat and built 
environment. 
3. View Sheds  Redevelopment should 
preserve natural view 
sheds of the nearby 
landscapes. 
Developers might be 
hesitant to reduce their 
building envelope to 
incorporate view sheds. 
The Corridor Plan will 
preserve view sheds by 
limiting height and scale 
of buildings in specific 
locations. 
Biological Attributes 
4. Non-Native 
Vegetation Species 
Protect, preserve and 
create the conditions that 
will promote the 
preservation of significant 
trees and other 
vegetation, particularly 
native California species. 
 
Removal of native 
California trees and 
vegetation due to 
development. 
Prevent removal of 
significant and native tree 
and plant species. 
 
Replace significant and 
non-native trees to 
preserve a 4:1 ratio (4 new 
trees for every 1 native 
tree removed) 
Cultural Attributes 
5. Auto Dependent Land 
Uses  
Redeveloping an older 
suburban strip mall into a 
mixed use neighborhood. 
No city plan for future 
redevelopment, market 
conditions do not 
support development 
now. 
Include mixed-use 
building, with retail on 
the first floor and 
office/residential units 
above. 
6. Vacant & 
Underutilized Land 
 Cheaper to develop 
compared to 
redevelopment. 
Developing individual 
parcels without a broad 
vision or plan for the 
corridor will hamper the 
success of the area. 
Provide incentives to 
developers through CDBG 
funds to improve 
streetscapes 
 
7. Lack of Open Space The new development 
should increase the 
amount of park space 
This will reduce the 
amount of space 
available for 
Re-designate land uses 
for neighborhood parks. 
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available. development. 
8. Parking Spaces Reduce the amount of 
parking spaces for the 
commercial core. 
The parking requirements 
require a lot of parking 
spaces. This will require 
cooperation from the City 
and business owners.  
Where shared parking is 
provided, the total 
number of parking spaces 
will be reduced by 10%. 
9. Pedestrian Safety Design streets that are 
more pedestrian friendly 
and reduce traffic speed. 
The high cost associated 
with narrowing the 
streets and who will pay 
for it. 
Reduce width of Foothill 
Boulevard to calm traffic 
speed and increase 
pedestrian safety. 
10. Intersection Safety Improve the safety at the 
intersections along 
Foothill Boulevard. 
The high price associated 
with improving the 
intersections and who 
will pay for it. 
Replace traffic signals 
with roundabouts to slow 
traffic and increase 
pedestrian safety. 
 
11. Lack of Public Space Re-development should 
provide more public 
space in the Commercial 
Core Scenario. 
This will reduce the 
amount of space 
available for 
development. 
Designate 1 acre of public 
space for every 5 acres of 
building area. 
12. Accessibility & 
Street Circulation 
 
Improve the street 
circulation of the 
neighborhood for 
automobiles, transit, 
pedestrians, and 
bicyclists. 
The high cost of 
purchasing land and 
redesigning the street 
network. 
Improve existing street 
network by including 
street extensions and 
abandonments. 
 
13. Fire Station # 2 The fire station is old and 
needs substantial 
upgrades.  
The fire station is located 
in a suitable 
redevelopment location. 
 
Relocate the fire station 
and sell the existing fire 
station land to private 
developers. 
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5. SMART GROWTH DESIGN OBJECTIVES 
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These design objectives are based upon The Smart Growth Manual by Andres Duany. They 
were also used in Padilla & Smith’s Smart Growth Checklist to evaluate the case studies. These 
objectives are intended to be implemented in the Commercial Core Scenario from Ferrini 
Road to Santa Rosa Avenue. The objectives specify actions to be implemented in the six 
development phases of the Foothill Corridor Plan. The objectives are consistent with the City 
of SLO’s General Plan and the other City documents.  
 
The Foothill Corridor has four major planning goals: The region, the neighborhood, the street, 
and the building. Each goal is broken into an Objective, Principle and some Potential 
Solutions. The solutions are given only for certain principles based upon the constraint and 
opportunities table in the Site Analysis Chapter.  
 
1. The Region 
 
GOAL 1: Plan on a regional scale. 
Principle 1: Seek community consensus on all plans. 
Principle 2: Plan accordingly to the logic of a rural to urban Transect. 
Principle 3: Direct new development into urban redevelopment, urban infill, 
and suburban retrofit areas. 
• Solution 1: Provide incentives to developers through CDBG funds to improve 
streetscapes 
• Solution 2: The Corridor Plan will incorporate a vision with goals, objectives, 
principles & solutions for the Foothill Corridor. 
Principle 4: Coordinate transportation and land use planning. 
Principle 5: Do not prioritize the car over other modes of transportation. 
Principle 6: Build transit so it is easy to use.  
Principle 7: Protect neighborhoods from high speed thoroughfares. 
Principle 8: Do not allow traffic and parking to trump livability. 
Principle 9: Make all significant destinations accessible by the bicycle. 
 
 
 
 
 
 
 
2. Neighborhood 
 
GOAL 2: Plan on a neighborhood scale.  
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2.1. Objective: Preserve the natural amenities. 
Principle 1: Retain and protect major natural features. 
Principle 2: Expose the natural amenities to public view. 
• Solution 1: The Corridor Plan will preserve view sheds by limiting height and scale 
of buildings in specific locations. 
Principle 3: Design public places around existing trees 
• Solution 1: Prevent removal of significant and native tree and plant species. 
• Solution 2: Replace significant and non-native trees to preserve a 4:1 ratio (4 new 
trees for every 1 native tree removed) 
Principle 4: Assign hilltops to public use. 
Principle 5: Preserve hydrological patterns when possible. 
• Solution 1: Increase height of foundation by 18” average (up to 24” max) in areas 
of greatest risk. 
Principle 6: Collect and reuse water. 
Principle 7: Provide natural areas close to dwellings. 
• Solution 1: Use natural chaparral vegetation to reduce water usage. 
Principle 8: Provide park space to meet the city threshold for parks to residents. 
• Solution 1: Re-designate underutilized land uses for neighborhood parks. 
• Solution 2: Designate 1 acre of public space for every 5 acres of building area. 
Principle 9: Link natural corridors into a continuous system. 
• Solution 1: Create a path along the Stenner Creek Corridor. 
 
2.2. Objective: Design the neighborhood with specific components. 
Principle 1: Create mixed use neighborhoods that enable diverse activity. 
• Solution 1: Include mixed-use building, with retail on the first floor and 
office/residential units above. 
Principle 2: Rebalance urban areas by adding missing activities. 
Principle 3: Include a full range of housing types in each neighborhood. 
Principle 4: Satisfy daily shopping needs within the neighborhood. 
Principle 5: Provide the potential for jobs in each neighborhood. 
Principle 6: Designate civic sites in each neighborhood. 
• Solution 1: Relocate the fire station and sell the existing fire station land to 
private developers. 
Principle 7: Provide day care and recreation in every neighborhood. 
Principle 8: Develop as much housing as the market will bear. 
Principle 9: Prevent the Foothill Corridor from competing with Downtown. 
 
 
 
 
2.3. Objective: Design the neighborhood with a specific structure. 
Principle 1: Design neighborhoods around a five minute walk. 
Principle 2: Determine a center and an edge for each neighborhood. 
Principle 3: Locate pocket parks within a short walk of most homes. 
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Principle 4: Provide a range of familiar public space types. 
Principle 5: Locate buildings based by their type rather than their use. 
Principle 6: Plan neighborhoods and corridors to support transit oriented 
development. 
3. The Street 
 
GOAL 3: Plan for streets and public places. 
3.1. Objective: Enhance the thoroughfare network. 
Principle 1: Organize streets in a clear network. 
• Solution 1: Improve existing street network by including street extensions and 
abandonments 
Principle 2: Do not allow dead end streets.  
Principle 3: Connect neighborhoods to adjacent roads and sites. 
Principle 4: Keep blocks small. 
Principle 5: Avoid building skywalks or tunnels. 
Principle 6: Keep most vistas short and terminate them memorably. 
Principle 7: Bend streets with restraint. 
Principle 8: Establish district networks of walkable streets. 
  
3.2. Objective: Design streets for pedestrians, bicyclists, and automobiles.  
Principle 1: Design complete streets. 
Principle 2: Engineer neighborhood streets to low speeds. 
• Solution 1: Reduce width of Foothill Boulevard to calm traffic speed and 
provide greater pedestrian safety. 
Principle 3: Allow challenging intersections to calm traffic. 
Principle 4: Limit the sweep of the curb at intersections. 
• Solution 1: Replace traffic signals with roundabouts to slow traffic and increase 
pedestrian safety. 
Principle 5: Allow on-street parking in all but rural areas. 
Principle 6: Avoid one way and multilane streets. 
Principle 7: Correlate street types to the neighborhood structure. 
Principle 8: Assign regional thoroughfares to their proper context. 
Principle 9: Design high volume thoroughfares for free flow. 
Principle 10: Design local thoroughfares for slow flow. 
Principle 11: Provide rear alleys and lanes to allow walk able frontages. 
Principle 12: Provide pedestrian thoroughfares where appropriate. 
Principle 13: Encourage recycling through a neighborhood recycling center. 
3.3. Objective: Design an inviting and attractive public streetscape.  
Principle 1: Provide proper sidewalks along all urban thoroughfares. 
Principle 2: Provide tree cover along thoroughfares. 
Principle 3: Provide the appropriate range of storm-water systems. 
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• Solution 1: Bio-swales and permeable pavers will be used in drainage basins to 
act as buffer between natural habitat and built environment. 
Principle 4: Provide streetlights at the appropriate locations. 
Principle 5: Keep surfaces simple and pervious. 
Principle 6: Leave clear the path for pedestrians. 
Principle 7: Locate utility equipment out of sight. 
 
3.4. Objective: Design an inviting and attractive private streetscape.  
Principle 1: Enclose street spaces with building fronts. 
Principle 2: In urban areas place buildings closer to the street. 
Principle 3: Encourage sociable semi-public building elements. 
Principle 4: Set building heights in accordance with the transect. 
Principle 5: Enliven frontages with many doors and windows. 
Principle 6: Place shops towards the street. 
Principle 7: Design attractive signs and awnings. 
  
3.5. Objective: Adjust parking requirements to reduce car dependence. 
Principle 1: Price parking according to its value. 
Principle 2: Replace site based parking with a sector strategy. 
Principle 3: Reduce parking requirements in mixed use neighborhoods. 
• Solution 1: Where shared parking is provided, the total number of parking spaces 
will be reduced by 10% 
Principle 4: Locate parking lots out of sight. 
Principle 5: Design parking to transition into more productive uses. 
Principle 6: Design parking lots to maximize sidewalk activity. 
Principle 7: Provide narrow-lot houses with rear access parking. 
 
 
 
 
 
 
 
 
 
 
 
4. The Building 
 
GOAL 4: Create sustainable buildings 
4.1. Objective: Use form based codes on intended building types. 
Principle 1: Provide mid-rises and high rises in the appropriate locations. 
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Principle 2: Provide lofts in the appropriate locations. 
Principle 3: Provide apartment houses in the appropriate locations. 
Principle 4: Provide live-work buildings in the appropriate locations. 
Principle 5: Provide row houses in the appropriate locations. 
Principle 6: Provide cottages in the appropriate locations. 
 
4.2. Objective: Design green buildings to reduce and conserve energy. 
Principle 1: Orient buildings to allow natural ventilation and light 
Principle 2: Design buildings with the sun in mind. 
Principle 3: Design buildings to minimize heat and light impacts. 
Principle 4: Design for on-site energy generation. 
• Solution 1: Install Photovoltaic (PV) panels to offset 50% of electricity usage 
• Solution 2: Install Solar Thermal panels to offset natural gas usage by 50% 
• Solution 3: Install energy saving light bulbs in all commercial spaces 
• Solution 4: Install energy saving appliances in all residential and commercial 
spaces 
Principle 5: Preserve existing trees and plant native trees. 
Principle 6: Select plants that require more water. 
   
4.3. Objective: Design buildings that learn from local traditions.  
Principle 1: Use stylistic harmony to encourage neighborhood diversity. 
Principle 2: Avoid blighting the street with unpleasant equipment. 
Principle 3: Design public places to provide private space. 
Principle 4: Design communities to meet ADA requirements. 
Principle 5: Mix affordable and market rate housing near services. 
Principle 6: Design and locate civic buildings honorably. 
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6. CONCEPT PLANS 
 
We proposed three alternative concept plans for the Foothill Corridor. The concept plans will 
implement a vision and design strategy for redevelopment in the Foothill Corridor. The vision 
for each alternative concept plan will be similar but the design concepts will all be slightly 
varied.  
 
We presented these alternative concept plans to the City of SLO’s public works and 
community development staff. City staff was very receptive to the new proposed ideas in the 
concept plans. They did not choose one plan over the other but spoke highly about specific 
ideas they liked best.  
 
6.1 The Vision  
The vision for the Foothill Corridor is to redevelop and retrofit an older suburban commercial 
center into a walkable, mixed use commercial core.  
 
This vision seeks to improve four crucial areas:  
1. Improve the Street Network and Streetscapes 
2. Implement a Shared Parking Program 
3. Coordinate a Mix of Land Uses and Buildings 
4. Provide Additional Public Spaces 
 
6.2 Alternative Concept Plans 
All three alternative concept plans have some identical changes. All nine of these changes will 
be implemented in the Commercial Core Scenario. The SLO City staff supported and 
recommended these changes. Rather that not supporting all of the changes, they were 
excited over a particular set of design concepts. 
 
1. Improve the Street Network and Streetscapes 
 a. Connect North Chorro Street with Broad Street. 
 b. Extend Peugeot Drive into Broad Street. 
 c. Connect Boysen Avenue into Chorro Street.  
 d. Connect Campus Way into Boysen Avenue. 
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 e. Add a bicycle path along Stenner Creek connecting Cal Poly with Downtown. 
 
2. Implement a Shared Parking Program 
 a. Add at least two parking structures. 
 b. Add additional on street parking 
 
3. Coordinate a Mix of Land Uses and Buildings 
 a. Change the zoning designation in the commercial core to include a mix of land uses. 
 b. Add a special overlay zone in Mustang Apartments block. 
 c. Change the zoning of the Chorro/Peugeot/Santa Rosa/Murray Block into a live/work  zone. 
 d. Design Commercial Core buildings with two to five stories. 
 
4. Provide Additional Public Spaces 
 a. Add at least two neighborhood parks. 
 
 
Figure 6.1: Alternative Concept Plan 1 
 
 
Alternative Concept 1 emphasizes creating new street connections and changing of land 
uses. 
1. Improve the Street Network and Streetscapes 
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 a. Connects Ferrini Road into Palomar Street. 
 b. Add three roundabouts on Foothill Blvd. 
 c. Add a Yield flow Street, connecting Boysen Avenue with Fire Station 2. 
 d. Connect Peugeot Place into Santa Rosa Street. 
 e. Add Smith Lane and connect it to Santa Rosa to Mustang Drive. 
 
2. Implement a Shared Parking Program 
 a. Parking Structure 1 located at the corner of Ramona and Palomar. 
 b. Parking Structure 2 located on the corner of Santa Rosa and Boysen 
 
3. Coordinate a Mix of Land Uses and Buildings 
 a. Change zoning designation to (Hotel) CT Commercial Tourist. 
 b. Change zoning designation for three areas into mixed use zones. 
 c. Design hotel to be at least six stories. 
 
4. Provide Additional Public Spaces 
 a. Add five additional neighborhood parks. 
 
Figure 6.2: Alternative Concept Plan 2 
 
1. Improve the Street Network and Streetscapes 
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 a. Keep existing stoplight intersections. 
 b. Add Padilla Drive and connect it to Foothill to Campus Drive. 
 
2. Implement a Shared Parking Program 
 a. Add three parking garages. 
  
3. Coordinate a Mix of Land Uses and Buildings 
 a. Change the zoning designation of R1 zone into a mixed use zone. 
 b. No CT Commercial Tourist Zone  
 c. Change the zoning designation for 4 areas into mixed use zones. 
 
4. Provide Additional Public Spaces 
 a. Add four additional neighborhood parks 
 
Figure 6.3: Alternative Concept Plan 3 
	  
	  
1. Improve the Street Network and Streetscapes 
 a. Add eight roundabouts on Foothill and Campus way. 
 b. Reduce Foothill Blvd to 2 lanes in both directions. 
 c. Add a tree lined center median. 
 d. Connect Cerro Romauldo to North Chorro. 
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2. Implement a Shared Parking Program 
 a. Add parking structure 1 on Palomar and Foothill. 
 b. Add parking structure 2 on Santa Rosa and Foothill. 
 c. Add parking structure 3 on Mustang and Campus. 
 
3. Coordinate a Mix of Land Uses and Buildings 
 Add a train depot on Campus Way, Mustang Drive, and the railroad. 
 Add seven mixed use blocks. 
 
4. Provide Additional Public Spaces 
 Add three additional parks. 
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 7. CIRCULATION PLAN 
 
The purpose of modifying the Foothill Corridor street network is to improve the connectivity 
of the residential neighborhood to the commercial core. This will disperse automobile trips to 
away from Foothill and Santa Rosa Road and reduce vehicle congestion. The new 
modifications will encourage the use of alternative modes of transportation by making short 
trips accessible by means of walking, cycling, and transit. The neighborhood network will 
emphasize multiple routes from and destination, in order to disperse traffic and eliminate 
traffic congestion. Residents who live in walk able neighborhoods have been shown to walk 
more and drive less compared to people who live in cul de sac suburban neighborhoods. By 
improving street connections, residents are encouraged to walk more to nearby attractions. 
 
7.1 Street Enhancements  
The new street network will resemble a grid of interconnecting streets similar to Downtown 
SLO. The new street corridor will add or extend ten new street connections into an 
interconnected grid network.   
 
Figure 7.1: Street Extensions and Abandonment Map 
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1. Foothill Boulevard - The enhancements focus on establishing the street’s character and 
increasing the quality of the pedestrian experience. There are two proposed street 
classifications on Foothill Boulevard: Main Street Arterial and Residential Arterial. The Main 
Street Arterial travels from Ferrini to Santa Rosa Street, extending the length of the 
commercial core, a distance of 1,702 feet (0.32 miles). The Residential Arterial travels from 
Tassajara to Ferrini Street and California to Santa Rosa. The primary difference between the 
two is the residential arterial will contain a turn median for accessing multi-family apartments. 
The Main Street Arterial will not have a turning median because access of added parking 
lanes in the commercial core area. However, there will be access to residential collectors, like 
Chorro and Broad Streets, by use of combined straight and turn lanes.  
 
There are three proposed roundabouts along Foothill:  
1) Intersection of Foothill and Palomar/Ferrini,  
2) Intersection of Foothill and North Chorro/Broad Streets  
3) Intersection of Foothill and Boysen/Chorro Streets.  
 
These roundabouts will provide left turns without the need for an extra turning median. This 
allows the streetscape to be narrower, creating shorter pedestrian crossings along Foothill 
Boulevard This helps to create a pedestrian friendly environment that encourages residents to 
walk instead of drive to their daily needs. The Foothill Boulevard proposal will have two 
slightly different streetscapes but both will focus on beautifying the streetscape. 
 
2. North Chorro Street - would connect with Broad Street at the intersection of Broad and 
Foothill Boulevard. A portion of North Chorro Street will be abandoned for public space and a 
new street will connect southwest towards Broad Street.  
 
3. Chorro Street – planned to connect with Boysen Street at the intersection with Foothill 
Boulevard. A portion of Chorro Street from Rougeot Place to Foothill Boulevard will be 
abandoned and a new street will connect north towards Chorro Street to the intersection at 
Foothill Boulevard. 
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4. Boysen Avenue – planned to connect with Chorro Street at the intersection with Foothill 
Boulevard. A new extension of Boysen Avenue will circulate traffic south towards the new 
Chorro Street and Boysen Avenue intersection. Eastbound Boysen Avenue will remain cross 
Santa Rosa and become Campus Way.  
 
5. Rougeot Place – planned to connect Broad Street with Santa Rosa Street.  
 
6. Palomar Avenue – planned to connect to Ferrini Road at the intersection with Foothill 
Boulevard. An extension from Ramona Avenue towards Foothill Boulevard will bend slightly 
to the east towards the Ferrini intersection. 
 
7. Campus Way – planned to connect with Boysen Avenue after crossing Santa Rosa. Also 
connects to California Avenue and Mustang Drive. 
 
8. Mustang Drive – planned to extend to Campus Way and continue to California Avenue. 
 
9. Padilla Street planned to connect from Foothill Boulevard to Campus Way. 
 
10. Smith Lane - planned to connect from Boysen Avenue to North Chorro Street. This alley 
will be for delivery and emergency vehicles only.  
 
11. Stenner Creek Class I Bike Path - will start from Downtown/Chorro Street then meander to 
Murray Street/Santa Rosa Park then to Foothill Avenue. From Foothill Avenue the creek splits 
into two: Stenner Creek to the left and Brizollari Creek to the right. The path would follow 
Stenner and Brizollari Creeks to Highland Avenue. A second path provides a direct bicycle and 
pedestrian route that can serve as an alternative transportation route for Santa Rosa Road. 
The Highway 1 Investment study included this idea into their report.  
 
There are five major constraints to development of the bike path along to Stenner Creek. The 
creek corridor is relatively narrow in terms of path constructability. The path would involve 
significant environmental impacts to vegetation in the creek corridor. The creek has a 
multitude of private owners, which would make it challenging to acquire the land for the 
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path. The creek corridor has important archeological sites of City interest. The cost of the 
project might prevent the development of the project or delay the project into the very 
distant future. 
 
7.2 Street Hierarchy  
 
Figure 7.2: Street Hierarchy Map 
 
 
The focus of the new street hierarchy is to reestablish the street character and create an 
attractive and functional typology. The proposed street hierarchy will include six different 
street classifications. These classifications were based upon the City’s Uniform Design Criteria 
and the South Broad Street Corridor Plan. 
 
The streets located in the Foothill Corridor are not pedestrian and bicycle friendly. In order to 
create a more pedestrian friendly environment we have chosen to create a new streetscapes 
design manual.  
 
The current Foothill Corridor is a hierarchical street network.  A hierarchical road network 
tends to emphasize mobility by accommodating higher traffic volumes and speeds on fewer 
roads, which increases the amount of travel required to reach destinations, concentrates 
traffic onto fewer roads, and creates barriers for walking and bicycle traffic. 
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Table 7.1: Proposed Street Hierarchy 
 Street Hierarchy 
Street Additions (in Bold) Highway Arterial 
Main 
Street 
Arterial 
Residential 
Arterial 
Residential 
Collector 
Village 
Collector 
Local 
Street 
Santa Rosa (Highway 1) X           
East Foothill Boulevard   X X       
California Boulevard     X       
Tassajara Drive       X     
North Chorro Street/Broad 
Street       X     
Palomar Avenue/Ferrini       X     
Boysen Avenue/Chorro       X     
Campus Way         X   
Rougeot Place         X   
Mustang Drive         X   
Cerro Romaldo           X 
Padilla Lane           X 
Casa Street           X 
Ramona Street           X 
Cuesta Street           X 
Meineke Road           X 
 
 
7.3 Improved Bicycle Network 
 
Figure 7.3: Bicycle Network Map 
 
 
The improved bicycle network has given bicyclists several more options. The Stenner Creek 
The new Class I Bike Paths include Stenner Creek and Railroad Bicycle Paths. The new street 
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connections and additions has made bicycling more attractive because of the multitude of 
different bicycle routes. These streets have dispersed the vehicular traffic over the grid like 
network.  
 
7.4 Improved Transit Route 
 
Figure 7.4: Transit Route 7 Map 
 
 
City of SLO Bus Route 7    
Foothill Corridor Station Foothill at Broad  
Cal Poly Transit Depot (Kennedy Library) North Perimeter Street 
Uptown Station Mill at Grand 
Downtown Transit Center Los Osos at Palm  
 
The existing City of SLO Transit does not have the capacity and service to meet the new 
demand from the Foothill Corridor. The two largest destinations in the City will be Cal Poly 
and Downtown SLO.   
 
We have added a new bus route called route 7. This route will travel in a loop around the 
largest two destination areas for residents living in the Foothill Corridor. Additionally, the City 
is encouraged to increase service to every 15 minutes during peak hours. Also, the City may 
use double-deck buses to accommodate increased ridership.  
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7.5 Street Character Element Matrix 
 
Table 7.2: Street Character Elements 
Street Character Element Matrix 
Street Character Elements 
Highway 
Arterial 
Main Street 
Arterial 
Residential 
Collector 
Village 
Collector 
Local 
Street 
Building Awnings X X X X   
Banners   X       
Benches X X X X   
Bike Lockers   X       
Decorative Painting   X   X   
Decorative Crosswalks   X       
Painted Crosswalks X X X X   
Enhanced Street Signage   X   X X 
Fencing/Railings   X     X 
Fountains X X       
Lighting Pedestrian X X X X X 
Lighting Seasonal X X   X   
Lighting Street X X   X   
Medians X X       
Planters X X X X X 
Public Art X X       
Street Trees X X X X X 
Transit Shelters X X       
Trash Receptacles X X X X   
 
These 20 street elements would drastically improve the pedestrian experience.  We have 
listed which street elements belong in each hierarchy.  
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7.6 Streetscapes 
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7.7 Street Blocks  
The length, width, and shape of street blocks determine how walk-able the neighborhood is. 
The most accessible city blocks in the U.S. are between 300 to 500 square feet and lengths or 
widths are measured as the distance from sidewalk curb to sidewalk curb.  Larger street 
blocks are usually too far for most residents to walk. Creating smaller street blocks will 
encourage nearby residents to walk to the commercial core. The City of SLO does not have a 
street connectivity index or connectivity standards for new development.  
 
Polin Plaza was the only block not altered, because most of the block was not located in the 
commercial core.  Almost all of the blocks are within the 300 to 500 feet except the length of 
the Hotel Plaza (638 ft) and the width of the Foothill Plaza (690 ft). In both of these cases the 
blocks were drastically reduced from their original size.  
 
Table 7.3: Street Block Characteristics 
Street Blocks 
  Width (ft) Length (ft) 
 
Acreage Shape Land Uses 
Phase 1 - Foothill Plaza 747 417 
 
6.46 rectangle 
commercial, public 
facility 
Phase 2 - Polin Plaza 260 - 690 1279 
 
12.8 triangle 
residential & 
commercial 
Phase 3 - University 
Square  295 - 509 202 - 434 
 
2.83 irregular 
commercial 
residential 
Phase 4 - Hotel Plaza 264-407 363 -638 3.77 irregular commercial 
Phase 5 - Ferrini Square 533 285 
 
3.38 rectangle 
commercial 
residential 
Phase 6 - Foothill Square 442 - 550 273 3.14 rectangle commercial 
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8. COMMERCIAL CORE SCENARIO – SITE PLAN DEVELOPMENT  
 
The commercial core will have the greatest intensity of retail and mixed use buildings in 
Foothill Corridor. The new development is designed to enhance the natural view sheds of the 
nearby mountains. The commercial core will attract residents and tourists, creating a lively 
atmosphere with a wide range of shopping, restaurants, and public spaces.  
 
The commercial core will be broken into six design phases, intended for private developers to 
develop each phase at various times. Each phase in the commercial core will follow a 
streamlined set of form based codes and design guidelines for residential and commercial 
buildings.  
 
We have created a potential development scenario for what future growth could possibly 
look like. In the Commercial Core Scenario, we have included a site plan with building 
footprints, six tables showing a breakdown for each phase; the type of land uses, the building 
square footages, public space square footages, form based codes zoning designation, and 
parking calculations, and several 3D model snapshots of the commercial core.  
 
	  
112	  
	  
8.1 Site Plan 
 
Figure 8.1: Commercial Core Site Plan 
 
 
8.2 Phase I – Foothill Plaza 
 
Table 8.1: Phase 1 Land Uses 
 
Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Building 1 Grocery Store 39,425 T5-R 
 - Story 2-3 Office 30,290 T5-R 
 -Story 2-3 Residential Flats – 35 units 35,000 T5-R 
Building 2 Drug Store 22,176 T5-R 
- Restaurant 10,000 T5-R 
- Retail 10,000 T5-R 
 -Story 2-3  Residential Flats - 68 units 67,384 T5-R 
 -Story 2 Rooftop Dining 10,478 T5-R 
Building 3 Retail 7,025 T5-R 
 -Story 2-3 Office 14,050 T5-R 
Building 4 Fire station # 2 – 2 stories 10,138 PF 
Total Building SF  255,930  
none Ramona Neighborhood Park 1.88 
acres 
81,725 PF 
none Foothill Plaza 40,048 PF 
Total Open Space SF  121,773  
Parking Garage-  
Story 1-3 +roof 
Parking Garage – 420 spaces 130,800 T5-R 
Table 8.2: Phase 1 Totals 
Total Acres Total units Units per acre 
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6.31 103 16.3 
 
The new development at Foothill Plaza will contain three buildings, a fire station, parking 
garage, a neighborhood park, and public plaza. Building 1 (39,425 SF) is designed to expand 
the existing Albertson’s grocery store (18,996 SF). The buildings will be limited to three stories 
and a maximum height of 45 feet. On the second and third floors there will be offices and 
residential flats.  
 
Building 2 (22,176 SF) could have a 
drug store, retail stores and several 
restaurants. The restaurants will have 
the option for rooftop and outdoor 
dining. The use of the roof space allows 
for a scenic dining experience, 
surrounded by the natural landscape. 
Outdoor dining along the street or 
pedestrian corridor will provide a 
relaxed atmosphere with fire pits and an 
open patio dining area.  
A shared parking structure would help 
significantly reduce required parking in 
the Foothill Corridor. This structure would 
share parking with Polin Plaza and Ferrini 
Square which is only a short walk away. 
Small retail shops would face the Foothill 
Boulevard and block the unpleasant 
views of the parking structure.  
The Fire station would be moved from its 
current location on North Chorro to the corner of 
Ramona and Palomar, where it would be 
upgraded into a new two story structure with drive thru access for the fire trucks. The 
Rooftop Dining 
Source: Hotel Magnificent, September 2010 
Centralized parking hidden from street view 
Source: Baldwin Park CVS, September 2010 
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structure will include an extra bay for storage and maintenance area for fire equipment. The 
total area of the original fire station #2 will double to accommodate separate living quarters 
for fire personnel.  
 
Land will be designated for the new Ramona Park (1.88 acres) for local residents and visitors 
to enjoy. Various recreational opportunities will be provided for all ages, including sports 
fields, and park benches. The new pedestrian thoroughfare would connect Foothill Plaza with 
the rest of the commercial core. The plaza boasts exceptional viewing opportunities of nearby 
view sheds.  
 
8.3 Phase II – Polin Plaza 
Table 8.3: Phase 2 Land Uses 
 
Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Building 1 Retail 36,706 T5-O 
 -Story 2-4 Residential Flats 53 units 58,920 T5-O 
Total  95,626  
none Polin Plaza 14,192 T5-0 
 
Table 8.4: Phase 2 Totals 
Total Acres Total units Units per acre 
1.53 53 34.6 
 
The single building in the Polin Plaza is 
designed to combine building uses, keeping 
retail on the first floor and residential flats 
above. The structure would have residential 
on the second thru fourth floors with a total 
of 53 residential units. The Polin Plaza will 
also include seating and a central fountain 
and green space.  
8.4 Phase III – University Square 
Table 8.5: Phase 3 Land Uses 
 
Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Mixed use building with public plaza 
Source: Sacramento Scoops, September 2010 
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Building 1 Retail 22,935 T5-O 
 -Story 2-4 Residential Flats - 51 51,740 T5-O 
Building 2 Restaurant 6,233 T5-O 
 -Story Rooftop Dining 6,233 T5-O 
Building 3 Restaurant 12,390 T5-O 
- Retail 10,000 T5-O 
- Gym 10,000 T5-O 
 -Story 2 Gym 10,000 T5-O 
 -Story 2-4 Residential Flats - 46 46,170 T5-O 
Building 4 Community/Multi-purpose Center 12,138 T5-O 
Total  187,839  
none University Square 21,156 T5-O 
none Smith Corridor 7,754 T5-O 
Total  28,910  
 
Table 8.6: Phase 3 Totals 
Total Acres Total units Units per acre 
2.8 97 34.6 
 
The University Square will have the tallest buildings 
and most intense land uses. Restaurant and dining 
uses could be located near the linear park running 
through the east side of the block.  
 
The residential units in this area would provide unique 
characteristics not found in other phases of the 
commercial core. Some of the units will provide 
balconies facing the Foothill Boulevard main street and 
opening towards the University Square in the middle 
of the block. The residential units will be designed with 
a view of the beautiful view sheds and the public space 
in the corridor.  
 
The community center is designed to offer 
multiple uses for the public to enjoy. The 
center will serve the community with options 
for presentations, exhibit areas, a performing 
Mixed use building 
Source: Swanson Architechts, September 
2010 
 
                                               Community/multi-purpose center 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  Source: Wisznia Arch., September 2010 
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center, gathering hall, and much more. The use will be located in its own building, along 
Boysen Road.  
 
8.5 Phase IV – Hotel Plaza 
 
Table 8.7: Phase 4 Land Uses 
 
Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Building 1 Retail 17,513 T5-O 
 -Story 2-3 Office 35,026 T5-O 
Building 2 Hotel Conference Center 44,770 T5-O 
 -Story 1-4 Hotel 216,925 T5-O 
Total Build SF  314,234  
Parking Garage 
Story 1-3 + roof 
Parking Garage – 540 spaces 177,004 T5-O 
 
Table 8.8: Phase 4 Totals 
Total Acres Total units Units per acre 
4.1 128 31.2 
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The hotel and conference center would be 
the main anchor for the new development of 
the Foothill Corridor. The hotel would draw 
and attract tourists to stay on the site, 
providing over 200 units. The hotel is 
situated along Highway 1, and within a mile 
from Cal Poly and downtown. 
 
 
 
 
 
 
The shared parking structure will provide parking for the hotel, conference center, University 
Square, and Foothill Square. The centralized parking will be visible only from Santa Rosa, 
where it has the least 
aesthetic impact on the 
commercial areas. 
Building 1retail will block 
views of the parking 
structure along Boysen 
Road. The structure will 
provide three stories of 
parking plus roof parking, with a total 
parking capacity of 520 spaces.  
 
 
 
Hotel at the gateway to San Luis Obispo 
Source: HotelPlanner.com, September 2010 
                                      Centralized parking behind retail 
                  Source: SLO County Homes, September 2010 
	  
118	  
	  
8.6 Phase V – Ferrini Square 
 
Table 8.9: Phase 5 Land Uses 
 
Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Building 1 Retail 37,301 T5-R 
-story 2-3 Residential Flats - 44 44,602 T5-R 
Building 2 Restaurant 6,684 T5-R 
 Rooftop Dining 6,684 T5-4 
Building 3 Retail 8,761 T5-R 
Buildings (4) Residential Townhomes 
 49 units 
68,704 T4-L 
Total  172,736  
none Ferrini Square 21,470 T5-R 
none Alex Alley 14,048 T5-R 
Total  35,478  
 
Table 8.10: Phase 5 Totals 
Total Acres Total units Units per acre 
3.4 93 27 
 
 
Buildings 1 through 3 will be mixed use 
buildings with retail on the first floor and 
residential flats above. A total of 49 town 
homes will be located on the southern 
edge of the parcel, acting as a buffer to the 
adjacent single family neighborhood. These 
town homes offer a mix of housing types in 
the Foothill Corridor. 
 
A restaurant with rooftop dining will be 
provided in building 2, taking advantage of 
the view sheds toward the south.  
 
Townhomes 
Source: Carmel Indiana RE, September 2010 
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8.7 Phase VI – Foothill Square 
Table 8.11: Phase 6 Land Uses 
 
 Land Use 
Building 
Footprint 
Area (SF) 
Form Based 
Codes Zoning 
Designation 
Building 1 Retail 15,643 T5-O 
 -Story 2-3 Office 31,286 T5-O 
Building 2 Retail 21,452 T5-O 
 -Story 2-3 Residential Flats – 42 units 42,904 T5-O 
Building 3 Restaurant 15,107 T5-O 
 -Story 2-3 Residential Flats - 30 30,212 T5-O 
Building 4 Retail 12,271 T5-O 
Total  177,004  
 
Table 8.12: Phase 6 Totals 
Total Acres Total units Units per acre 
3.12 72 23 
 
The Foothill Square will have four mixed use buildings, with retail on the bottom floor and 
residential or office above. The high concentration of permanent residential units will utilize 
the second and thirds floors of buildings 1 through 3, maximizing the population within the 
core area. The site will have total of seventy-two units with density of 23 units per acre. 
Building 4 will be designated strictly retail, with a max height of 1 story.  
 
Table 8.13: Total Commercial Core Development 
Land Use 
Building 
Footprint 
Area (SF) 
Parking spaces 
Retail 281,208 562 
Restaurant 61,419 175 
Gym 20,000 80 
Total Retail 362,627  
Office 110,652 221 
Hotel 261,695 300 
Community/Multi-purpose Center 12,138 12 
Residential Flats - 369 372,718 738 
Townhomes - 49 68,704 98 
Total Residential 441,422  
Total Parking Needed  2,186 
Total Parking Garage 307,804 924 
Total Square Footage 1,496,338  
Total Park/Public Space 200,353  
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8.8 Shared Parking Plan 
 
Table 8.14: Parking Provided within the Commercial Core 
 
 
 
 
 
 
 
 
The shared parking plan for the Corridor significantly reduces the total amount of parking 
needed for the area. With information derived from the SLO Zoning Regulations, the total 
required parking would be 2,186 parking spaces. The zoning regulations state that developers 
can obtain a reduction in total parking spaces with an approved conditional use permit.  
 
There are six ways developers can obtain a parking reduction: shared parking plan, mixed use 
reduction, automobile reduction, off site reduction, bicycle parking reduction, and a 
motorcycle reduction. The shared parking plan will reduce the total spaces by 10%. This 
reduction in the commercial core allows for a total reduction of 219 parking spaces. The 
mixed use reduction will reduce the total spaces by 10%. This reduction in the commercial 
core allows for a total reduction of 197 parking spaces. The automobile reduction will reduce 
the total spaces by 10%. This reduction in the commercial core allows for a total reduction of 
177 parking spaces. The offsite reduction will reduce the total spaces by 10%. This reduction 
in the commercial core allows for a total reduction of 160 parking spaces. The zoning 
regulations state a reduction of one parking space may be removed for every 5 bicycle racks 
and for every 5 motorcycle spaces by 10% for each. This reduction eliminates 272 parking 
spaces, dependant on the total spaces provided for each alternative use. The new parking 
reductions totals are 1,025 spaces, or a parking reduction up to 53%. 
 
Total Parking Provided for the Foothill 
Corridor 
Parking locations Total Parking 
Parking Garage/Palomar 504 
Parking Garage/Boysen 420 
On street Parking 440 
Total Parking Provided 1,364 
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8.9 Pricing Plan for Parking 
The pricing plan is a crucial component to the parking plan which the intention is to reduce 
vehicle usage and encourage alternative transportation. We have taken into consideration a 
few existing conditions: 1) the current cost, 2) the transit options available for the area and 3) 
accessibility to the area for populations of all ages. 
 
Current Rates for Parking in Downtown SLO 
1) Structure 
First Hour  = Free 
Every Hour after = $.0.75 (max $3.50) 
2) Metered 
30 minutes   =$0.75 
2 hours (Pacific St.) =$2.50
 
The current rates shown above are modest rates that are designed to pay for future upgrades 
and additions to parking downtown. An improved rate structure for the Foothill Corridor 
would aim to provide greater encouragement for alternative transportation and pay for the 
parking structure.
Improved Rates for Parking in Foothill Corridor 
1) Structure 
Every Hour  =$2.00 (max $14.00) 
2) Metered 
30 minutes  =$1.00 
2 hours (Pacific St.) =$4.00
The improved rate plan is derived in coordination with the SLO Climate Team and the Climate 
Action Plan for San Luis Obispo. The rates in this plan reflect similar rates to the CAP, 
supporting the goal of increasing public transit and reducing vehicle usage. 
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8.10 Smart Growth Checklist 
	  
Table 8.15: Smart Growth Principles 
CHECK-LIST OF SMART GROWTH PRINCIPLES 
Project Name: Foothill Corridor Plan – Commercial Core Scenario 
Project Address: Foothill Boulevard, San Luis Obispo, CA 
N. Principle Description Comments Yes ??? No 
VII. GOAL 1: PLAN ON A REGION SCALE 
 1. Community Involvement  X   
2. Transect  X   
3. The Growth Priorities  X   
4. Land Use Transportation Connection  X   
5. Multi-Modal Balance  X   
7. Transit that Works  X   
8. The Highway less Town  X   
10. Taming the Automobile  X   
11. Bicycle Network  X   
VIII. GOAL 2: PLAN ON A NEIGHBORHOOD SCALE 
 d. Objective: Preserve the Natural Amenities. 
 
Yes ??? No 
1. Preserving Waterways  X   
2. Celebrating Nature  X   
3. Preserving Trees  X   
4. Celebrating High Points Relatively flat site X   
5. Managing Storm-water  X   
6. Conserving Water  X   
7. Urban Parks  X   
8. Natural Corridors  X   
e. Objective: Design the Neighborhood With Specific Components 
 
Yes ??? No 
1. Mixed-Use  X   
2. The 24-Hour City  X   
3. Housing Diversity  X   
4. Retail Distribution  X   
5. Workplace Distribution  X   
6. Civic Sites  X   
7. Support Services  X   
8. Public Space Types  X   
9. Housing Density Increased housing density  X   
10. Supports Local Interests  X   
f. Objective: Design the Neighborhood With Specific Structure. 
 
Yes ??? No 
1. Neighborhood Size  X   
2. Neighborhood Scale/Intensity  X   
3. Neighborhood Organization  X   
4. Form Based Zoning Surrounding buildings not well defined X   
5. Transit Orientation  X   
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6. LEED-ND Rating System LEED-ND rating of 60pts (Gold) X   
IX. GOAL 3: PLAN FOR THE STREETS AND PUBLIC PLACES 
 f. Objective: Enhance the Thoroughfare Network 
 
Yes ??? No 
1. The Network  X   
2. Connected Thoroughfares  X   
3. Connections Beyond  X   
4. Block Size  X   
5. Sidewalk Substitutes  X   
6. Designed Vistas  X   
7. Curvilinear Streets  X   
8. Urban Triage  X   
g. Objective: Design streets for pedestrians, bicyclists, and automobiles. 
 
Yes ??? No 
1. Complete Streets  X   
2. Design Speed  X   
3. Complex Geometries  X   
4. Curb Radii  X   
5. On-Street Parking  X   
6. Context-Responsive Thoroughfares  X   
7. Avenues and Boulevards  X   
8. Free-Flow Streets and Roads  X   
9. Slow-Flow Streets and Roads  X   
10. Yield-Flow Streets and Roads  X   
11. Rear Alleys and Lanes  X   
12. Passages and Paths  X   
13. Recycling Center     
h. Objective: Design an Inviting and Attractive Public Streetscape 
 
Yes ??? No 
1. Sidewalks  X   
2. Street Trees  X   
3. Curbs and Swales  X   
4. Streetlights  X   
5. Pavement Materials  X   
6. Sidewalk Obstructions  X   
7. Utility Placement  X   
i. Objective: Design an Inviting and Attracting Private Streetscape 
 
Yes ??? No 
1. Street Walls  X   
2. Short Setbacks  X   
3. Building Attachments  X   
4. Building Heights  X   
5. Eyes on the Street  X   
6. Shops on the Sidewalk  X   
7. Retail Management  X   
j. Objective: Adjust Parking Requirements to Reduce Car Dependence. 
 
Yes ??? No 
1. The High Cost Free Parking  X   
2. The Parking Shed  X   
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3. Neighborhood Parking  X   
4. Hide Parking Lots  X   
5. Parking Conversion  X   
6. Parking Lot Access  X   
7. Rear-Access Parking  X   
X. GOAL: 4 CREATE SUSTAINABLE BUILDINGS 
 d. Objective: Use Form Based Codes on the Intended Building Types 
 
Yes ???  No 
1. Mid-Rises Up to three stories X   
2. Commercial Lofts Commercial uses, but not sure whether lofts 
of lower level 
X   
3. Apartment Houses  X   
4. Live/Work Buildings  X   
5. Row-Houses  X   
6. Cottages Existing cottages in the Foothill Corridor X   
e. Objective: Design Green Buildings to Reduce and Conserve Energy 
 
Yes ??? No 
1. Natural Light and Ventilation  X   
2. Solar Orientation  X   
3. Heat and Light  X   
4. On-Site Energy Generation  X   
5. Yard Trees  X   
16. Xeriscape  X   
f. Objective: Design Buildings That Learn from Local Traditions 
 
Yes  ??? No 
1. Consistency of Appearance  X   
2. Noxious Environment  X   
4. Residential Privacy  X   
5. Universal Design  X   
6. Subsidized Housing  X   
7. Civic Buildings  X   
	  	  
125	  
	  
9. IMPLEMENTATION 
 
This chapter will discuss how the Transect Form Based Codes will implement the specific 
design of the Commercial Core.  
 
“Form based codes are an alternative to conventional zoning. FBC’s are drafted to achieve a 
community vision based on time tested forms of urbanism. FBC’s address the relationship 
between building facades and the public realm, the form and mass of buildings in relation to 
one another, and the scale and types of streets and blocks.” 
 
FBC’s foster predictable built results and a high quality public realm by using physical form, 
rather than separation of uses, as the organizing principle for the code. The regulations and 
standards in FBC’s, presented in both diagrams and words, are keyed to a regulating plan that 
designates the appropriate form and scale of development rather than only distinctions in 
land use types.”6 
 
9.1 Transect Vs Street Based Codes 
The City of SLO used the street based codes for its South Broad Street Corridor Plan. They are 
one of the only municipalities in the U.S. to use street based codes. “Street Based Codes use 
streets as their organizing principle focus their regulation primarily on the specific design and 
location of streets. The approach is specific about street design parameters and the way that 
building should meet and define the street, but typically keeps the building type and other 
physical parameters.”  
 
The Foothill Corridor Plan utilizes the Transect instead of the street based codes like South 
Broad Street Corridor Plan. We used the Transect because of its popularity and its 
implementation throughout the U.S. and around the world. The Transect is easier for 
planners, architects, and community residents to use because of its simplicity and visual 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
6 Form-Based Codes Institute. Web. 10 June 2010. http://www.formbasedcodes.org. 
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attractiveness. The Transect is a visual description for organizing the human habitat in a range 
of intensities.”7  
 
9.2 SLO Transect  
 
Figure 9.1: Form Based Codes Transect 
 
Source: Lexicon DPZ 
 
Figure 9.1 demonstrates the retrofitting of the existing suburban neighborhood into an urban 
environment. The Foothill Corridor is a typical suburban neighborhood that contains auto 
dependent land uses and buildings.  
 
	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
7 Parolek, Daniel G., Karen Parolek, and Paul C. Crawford. Form-based Codes: a Guide for Planners, Urban 
Designers, Municipalities, and Developers. Hoboken, N.J.: J. Wiley & Sons, 2008. Print. 
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Figure 9.2: San Luis Obispo Transect Development Code 
 
Source: Ventura Mid Town Corridor Development Code, April 2010 
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We designed our Transect based upon several implemented projects around the nation. 
These projects include City of Livermore, City of Santa Ana, City of Grass Valley, City of Miami, 
FL, and City of Ventura, CA. We have coordinated with the City of SLO to guide our efforts on 
splicing the new FBC standards to meet the demands of City staff. 
 
The new FBC classification would have seven zones with two overlay districts. In the Foothill 
Corridor, there would be four zones with two overlay districts: T-3 Suburban Center, T-4 
General Urban, T-5 Urban Center, and PF Public Facilities.  
 
9.3 Transect Conversion 
We “spliced” our Transect to easily convert from the existing zoning code into the new Form 
Based Codes. Table 1.1 shows the seven zones and two overlay districts. Only four zones are 
in the Foothill Corridor Plan, they are highlighted in baby blue. 
 
Table 9.1: Transect Conversion 
Transect Conversion 
New Zones Existing zones 
T-6 Downtown CD       
T-5 Urban Center CR CC O C-T 
T-4 General Urban CN R4 R3   
T-3 Suburban Center R1 R2   
T-1 Natural C/OS A   
Manufacturing District BP CS M   
Public Facility District PF   
Height & Density Bonus HDB Overlay Districts 
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Table 9.2: Land Uses 
Land Uses 
Land Use Type 
Permit Required by Zone 
T5-R T5-0 T4-R T4-L T4-O T3-R T3-O 
INDUSTRY, MANUFACTURING 
Laboratory - Medical, research PC A      
Recycling facilities/Small collection D D      
LODGING 
Bed and breakfast inn A A  PC PC   
Homeless shelter PC PC PC PC PC   
Hostel A A  PC PC   
Hotel, motel A A      
Recreational vehicle (RV) park accessory to hotel, 
motel PC       
RECREATION, EDUCATION, & PUBLIC ASSEMBLY USES 
Bar/tavern D D      
Club, lodge, private meeting hall D A  D D   
Commercial rec facility - Indoor D D      
Commercial rec facility - Outdoor        
Educational conferences  D  D D   
Fitness/health facility PC A      
Golf Course        
Library, museum  D D     
Library, branch facility  D D     
Night club Chapter 17.95 D D      
Off-site wine tasting room A A      
Park, playground D A A A A A A 
Public assembly facility D D      
Religious facility A A D D D PC D 
School - Boarding school    PC PC   
School - Elementary, middle  D  D D PC PC 
School - Specialized education/training PC A      
Special event 17.08.010 D D D     
Sports and active recreation facility  PC      
Sports and entertainment facility        
Studio - Art, dance, martial arts PC A D     
Theater PC(8) Chapter 17.95  D      
Theater - Drive-in        
RESIDENTIAL USES        
Boarding/rooming house, dormitory  D  PC D   
Caretaker quarters A A A A A A A 
Convents and monasteries    D D  PC 
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Fraternity, sorority    PC PC   
High occupancy residential use      D D 
Home occupation 17.08.090 A A A A A A A 
Live/work units 17.08.120 A A A     
Mixed-use project 17.08.072 A A A     
Mobile home as temp/residence at building site   A A A A A 
Mobile home park    A A A A 
Multi-family dwellings A A D A A  A 
Residence care facilities 6 fewer residence A A D A A A A 
Residence care facilities 7 more residence D A  A A A A 
Residential hospice facility PC D  PC PC   
Rest home D A  A A A A 
Single-family dwellings    A A A(2) A 
RETAIL SALES        
Auto and vehicle sales and rental  D      
Auto parts sales, with installation  D(5)      
Auto parts sales no installation  A      
Bakery, retail A A A     
landscape materials sales, indoor  A      
landscape materials sales, outdoor  A      
Const & heavy equipment sales        
Convenience store 17.08.095 A A A D D  D 
Extended hour retail D D D     
Farm supply and feed store  PC      
Fuel dealer (propane, etc)        
Furniture, appliance stores  A      
General retail – Less than 2,000 A A A(3)     
General retail 2,000 -15,000 SF A A D(3)     
General retail 15,000 - 45,000 SF A A      
General retail 45,000 - 60,000 SF D D      
General retail 60,000 - 140,000 SF  PC      
Mobile home, RV, and boat sales        
Office Supporting retail Less than 2,000 SF A A A     
Office-supporting retail 2,000 -5,000 D A D     
Produce stand  A A     
Restaurant A A A     
Service station A A A     
Vending machine 17.08.020        
Warehouse stores 45,000 SF or less PC D      
Warehouse stores more 45,000 SF  PC      
SERVICES - BUSINESS, FINANCIAL & PROFESSIONAL 
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ATMs A A A     
Banks and financial services A A      
Business support services A A      
Medical service Clinic lab urgent care D A      
Medical service - Doctor office A A      
Medical service - Extended care PC D  PC D  PC 
Medical service - Hospital PC       
Convalescent hospital PC       
Office - Accessory A A A     
Office - Business and service A A      
Office - Government PC A      
Office - Processing D D      
Office - Production and admin A A      
Office - Professional A A      
Office - Temporary        
Photographer, photographic studio A A      
SERVICES - GENERAL 
Catering service D A      
Cemetery, mausoleum, columbarium PC PC  PC PC PC PC 
Copying and Quick Printer Service A A A     
Day care - Day care center (child/adult) 17.08.100 A A A D(9) D(9) D(9) D(9) 
Day care - Family day care home (small/large) 
17.08.100 A A A A A A A 
Homeless shelter 17.01.110 PC PC PC     
Mortuary, funeral home D A      
Personal services D A A     
Personal services - Restricted  D      
Residential Support Services  A A     
Social service organization A A      
Vehicle services - Repair  D      
Vehicle services - Carwash PC D      
Vet clinic/boarding/small animal D A D     
TRANSPORTATION & COMMUNICATIONS         
Antennas and telecomm facilities D D      
Media Production/Broadcast studio A A      
Heliport PC       
Parking facility PC PC      
Parking facility - Multi-level PC PC      
Shared Parking facility D D D     
Railroad facilities D D      
Transit station or terminal PC PC      
Transit stop A A A     
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Key: A = Allowed D = Director's Use Permit approval required PC = Planning Commission Use Permit 
approval required 
A/D = Director's approval on ground floor, allowed on second floor or above    
 
The land use table above shows that would be allowed in the new Transect zones. There are 
fewer zones and more uses are allowed in the zones. The new Transect zones will encourage a 
mix land uses and simplify the development process. 
 
9.4 Mustang Village Overlay District: Height & Density Bonus 
The Boundaries of the Mustang Village Overlay District include the parcels located on the 
superblock starting from: to the west Santa Rosa Street, to the south Foothill Boulevard, to the 
east California Avenue, and to the north Cal Poly agriculture land.  
 
The purpose of the overlay district is to give an incentive for the current parcel owners to re-
develop the land. We envision Campus Drive intersecting with Santa Rosa Street. This would 
provide an alternative for street for vehicular traffic and provide an easier passage from Cal 
Poly to the Foothill Corridor. This would make traveling between the two areas a lot easier for 
pedestrians, bicyclists, and transit. The existing building footprints would be rearranged 
around the new streets.  
 
The increased building heights and density would make redevelopment more feasible in the 
Mustang Village Overlay District. The District’s close proximity to Cal Poly and the Foothill 
Corridor make it a good location for building height and density increases. 
 
The Mustang Overlay District shall permit the following uses in addition to those which are 
permitted in the underlying transect zones. 
1. Height: max 65 feet 
2. Density: max 45 units an acre 
3. A shared parking plan would require a Conditional Use Permit (CUP). 
 
9.5 Proposed Zoning Changes 
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Figure 9.3: Zoning Changes Map 
 
 
 
 
These are proposed zoning changes for the current SLO zoning code.  
 
1. The Hotel Block Boysen/Foothill/Santa Rosa/Campus would be changed to Tourist 
Commercial (CT).  
2. The fire station on North Chorro Street would be moved to the corner of Palomar and 
Ramona.  
3. The current fire station parcel would be changed to a Retail Commercial zone (CR). Polin 
Plaza, Ferrini Square, Foothill Square, and parts of Foothill plaza would be changed to 
Retail Commercial (CR).  
4. The corner parcels of Santa Rosa/Foothill/Stenner Creek would be changed to Tourist 
Commercial (CT).  
5. The corner of Ramona and Palomar would be changed to a Public Facility (PF). 
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9.6 Transect Zones for the Foothill Corridor 
 
Figure 9.4: Transect Form Based Codes Map 
 
 
The Transect Overlay Map shows the T5 zones (purple) are located in the commercial core. 
The T4 zones (blue) are located in high density residential areas. The T3 zones (pink) are 
located in the low dense residential areas. The grey area is the Mustang Village height and 
density overlay district. 
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Table 9.3: Foothill Corridor Transect 
 
 
*PF-Public Facilities will maintain the same zoning characteristics as the existing zoning code. 
 
The Foothill Corridor Transect will have four zones: T5, T4, T3 and PF. The T5 Urban Center will 
have two subzones the T5-R Mixed Use Commercial and the T5-O High Dense Mixed Use. 
New Zones 
SubZones T5-O T4-R T4-L T4-O T4-R 
Types of Uses 
High  
Dense  
Mixed use  
Commercial  
Neighborhood d	  
Medium  
High Dense  
Residential 
High  
Dense  
Residential 
	  
Low-Dense  
Residential 
Units per Acre 36 12 18 24 6 
Existing Zoning CR,CT,O CN R3 R4 R1 
Stories  4 to 5 2 3 4 2 
Max Building Height (ft) 65 35 35 45 25 
T4 General Urban 
T3 Suburban  
Center 
T5 Urban Center 
T4-O 
Transect 
T5-R 
24 
CC,O,CT 
Medium  
Dense  
Residential 
12 
R2 
Mixed Use  
Commercial 
25 
2 3 to 4 
55 
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9.7 Design Guidelines 
Figure 9.5: Building Placement Diagram 
	  
Source: Miami 21 Code, May 2010 
 
The design guidelines show the precise building disposition, setback, frontage, and building 
height. 	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